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 Abstract 
The issue of carbon sequestration became topical following the United 
Nationals Convention on Climate Change (United Nations, 1992) and the subsequent 
Kyoto Protocol (United Nations, 1998) which identified emissions trading as one of 
the mechanisms to reduce greenhouse gas emissions. In Queensland a legislative 
framework has been established around the recognition of rights to carbon in forestry 
to enable the holders of these rights to participate in either the domestic or 
international carbon trading scheme.  
The existence of a carbon right on title in Queensland may have a significant 
impact on the land use of the agricultural property and with the enduring nature of 
this right the intergenerational implications have not yet been experienced. The 
overall aim of this thesis is to identify the impact that the rights to carbon may have 
on the underlying freehold or leasehold parcel of land and to determine whether 
current valuation knowledge and practice is equipped to value land that is subject to 
carbon sequestration rights. Within this context the primary research question that 
emerges is ‘What impact do carbon rights have on rural land and valuation practice 
in Queensland?’ 
Despite the establishment of a legal and policy framework for carbon 
sequestration there has been a limited number of carbon sequestration projects in 
Queensland and these have been relatively recently implemented. The lack of 
longitudinal data meant that a qualitative research design was adopted, involving 
semi-structured interviews, the sample identified as having particular knowledge of 
and experience in carbon sequestration projects and documentary analysis of three 
carbon sequestration projects. 
The carbon right may have either positive or negative consequences on the 
landholder depending on the extent to which carbon sequestration activities either 
enhance or prohibit other agricultural activities and the impact that carbon 
sequestration activities have on the highest and best use of the land. The complexities 
surrounding the interpretation of variations in the carbon right mean that rural 
property and allied professionals need to have a good understanding of the carbon 
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 right and how variations in the duration and form of this right can impact on the 
usability, ability to obtain finance and value of agricultural land.  
This thesis found that there are significant gaps in the knowledge of industry 
stakeholders including rural valuers concerning carbon rights in Queensland. The 
lack of understanding of carbon rights is exacerbated by the uniqueness of each 
carbon right when applied to land in Queensland. This is largely dependent on the 
nature of the right, i.e. profit a prendre or carbon abatement interest and the terms 
and conditions in the carbon agreement that is negotiated by the landholder and the 
carbon right holder where the rights to carbon in forestry have been transferred to a 
third party. 
This limitation is of significant concern for rural valuers who are seeking to 
value land subject to a carbon right. Rural valuers in particular need an advanced 
understanding of the nature of carbon rights and the various forms of carbon right in 
order to value land subject to this right. This thesis identified and contributed to this 
knowledge gap by providing a series of recommendations for rural valuation practice 
to serve as a guide for rural valuers in valuing land subject to a carbon right. In 
addition, this thesis advances the academic discussion on the characteristics of 
carbon rights in the Queensland context by looking at their substance and form. 
Further, this thesis also recommends that a more transparent public disclosure system 
be available concerning all rights applicable to rural land in Queensland so that rural 
valuers and other allied professionals have access to the information they require to 
inform their professional practice. 
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 Chapter 1: Introduction 
In Queensland, a legislative framework has been established around the 
recognition of rights to carbon in forestry to enable the holders of these rights to 
participate in either the domestic or an international carbon trading scheme. The 
establishment of these rights may have an impact on the rights of the holder of the 
underlying interest in land whether freehold or leasehold. The overall aim of this 
thesis is to identify the impact that the rights to carbon may have on the underlying 
freehold or leasehold parcel of land and to determine whether current valuation 
knowledge concerning carbon sequestration is adequate to value rural land that is 
subject to carbon sequestration rights. The question also arises as to how the 
valuation profession should respond to the introduction of the right. 
Chapter 1 of this thesis contains the background (Section 1.1) and context 
(Section 1.2) of the research, and its purposes (Section 1.3). Section 1.4 describes the 
significance and scope of this research and provides definitions of terms used. 
Finally, Section 1.5 includes an outline of the remaining chapters of the thesis. 
1.1 BACKGROUND 
From the 19th Century awareness arose as to the impacts of rising carbon 
dioxide levels, resulting from the industrial age, on the earth’s climate. The effect of 
these chemicals in heating the earth’s atmosphere became known as the ‘greenhouse’ 
effect. The impact of human behaviour on the earth’s atmosphere was a topic for 
scientific discussion in the 20th century. It is scientifically accepted that this process 
is accelerating and needs to be addressed by government policy and legislative 
frameworks. According to the Intergovernmental Panel on Climate Change (IPCC, 
2013, p.4),  
‘Warming of the climate system is unequivocal, and since the 1950’s, many 
of the observed changes are unprecedented over decades to millennia. The 
atmosphere and oceans have warmed, the amounts of snow and ice have 
diminished, sea level has risen, and the concentrations of greenhouse gases 
have increased’.  
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 Further human influence over climatic change is asserted by the IPCC (2013, 
p.14) when they stated that, 
‘human influence on the climate system is clear. This is evident from the 
increasing greenhouse gas concentrations in the atmosphere, positive 
radiative forcing, observed warming, and an understanding of the climate 
system’. 
The issue of carbon sequestration became topical following the United Nations 
Convention on Climate Change (United Nations, 1992) and the subsequent Kyoto 
Protocol (United Nations, 1998), which identified emissions trading as one of the 
mechanisms to reduce green house gas emissions. The then Australian Government 
responded by introducing a national climate change plan, Securing a Clean Energy 
Future (Australian Government, 2011). This plan included putting a price on carbon 
through the introduction of an emissions trading scheme.  The other elements were 
renewable energy, energy efficiency and action on the land. The carbon farming 
initiative forms the strategic policy direction for the third of these elements 
(Australian Government, 2011). The Carbon Farming Initiative (CFI) provides a 
structure whereby credits generated in recognising Australia’s obligations under the 
Kyoto Protocol can be transferred to companies with carbon liabilities under the 
Carbon Pricing Mechanism to offset their emissions (Australian Government, 2011).  
The carbon pricing mechanism referred to was generated during the Gillard 
Labor Government through the introduction of The Clean Energy Act 2011 (Cth) and 
was colloquially referred to as the ‘Carbon Tax’. Change of representative 
government at a Federal level has seen a change of political will concerning the 
pricing of carbon which resulted in the repeal of the ‘carbon tax’ through the Clean 
Energy Legislation (Carbon Tax Repeal) Bill 2014. Following the introduction of the 
Emissions Reduction Fund White Paper (Australian Government, 2014) there have 
been no changes to the overall legislative framework at the time of writing this 
thesis. The legislative and policy framework in Australia will be discussed in Section 
2.2 of this thesis. The CFI provides an overall framework whereby carbon may be 
captured or accounted for under an approved project methodology and then traded on 
the domestic market. Another option exists for those who hold rights to carbon to 
trade them in a voluntary international market. The Australian Carbon markets will 
also be discussed further in Section 2.2 of this thesis.  
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 1.2 CONTEXT 
The complexity surrounding the accounting for carbon in soil (Sheehan & 
Kanas, 2008) and other biomass has meant that accounting for carbon in trees or 
forestry is comparatively more straightforward. This has meant that carbon in 
forestry has received comparatively more attention for projects in Australia. 
However, the impact of carbon sequestration projects on rural property has not been 
fully explored despite the importance of the sector to the broader Australian 
population.  
The existence of a carbon right on title may have a significant impact on the 
land use of a rural property with the property being essentially allocated to non-food 
production purposes for a significant period of time, in some cases over 100 years to 
comply with permanence requirements of the Kyoto protocol. The inter-generational 
implications of decisions made in this context have not yet been experienced or 
explored fully. 
The agricultural sector is a significant sector in Australia with over 135,000 
agricultural businesses operating nationally (ABS, 2013). The significance of the 
sector to the Australian population is evident with Australian agricultural businesses 
producing 93% (NFF, 2012) of Australia’s domestic food supply and exporting 
approximately 60% of total production (NFF, 2012). Agriculture contributes 
approximately 3% to Australia’s Gross Domestic Product. However, the National 
Farmers Federation (2012) notes that the real contribution of the agricultural sector 
to GDP is closer to 12% when the value-adding processes made to food, fibre and 
farm inputs are considered.  
The agricultural sector has a significant responsibility when it comes to land 
stewardship. With just over half of Australia’s total land mass or 405,474,000 ha 
(ABS, 2013) of land under the operation of agricultural business, optimisation of 
land management is a critical issue. The business of agriculture has become more 
complex with the competing interests in land such as native title, mining exploration 
permits and leases, water rights and now carbon sequestration and farming.  
The complexity of the emissions trading framework and the way in which 
rights are recognised in Australia in addition to the overall significance of the 
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 Australian agricultural industry domestically and internationally make this a worthy 
topic for academic consideration and discussion.  
One of the primary difficulties in the study of carbon sequestration and the 
impact on rural land has been the influence of political will. Since the 
commencement of the 21st Century Australia has experienced three different 
representative governments at a federal level with four different Prime Ministers 
elect (AEC, 2014). Each of these political changes has seen a different focus on the 
environment, carbon sequestration and emissions trading. Although Australia signed 
the Kyoto Protocol on 24 April 1998 the convention was not ratified by Australia 
until 12 December 2007 following the election of the Australian Labour Party 
(Parliament of Australia, 2014). The legislated carbon framework promulgated by 
the Australian Labour Party was repealed and is now subject of a new legislative 
approach after the current Liberal National Party introduced a Green Paper 
(Australian Government, 2013) and a White Paper (Australian Government, 2014).  
The Researcher of this thesis is a property valuer with undergraduate 
qualifications in property economics and law. The Researcher has a strong interest in 
property rights and how property rights impact on property value and valuation 
practice. The impetus for this research was driven by a concern for the operations of 
the rural sector and continuity of food supply in Australia. The Researcher had a 
level of concern for rural operators that might have entered into agreements with 
third party carbon aggregators during a time of crisis due to drought or commodity 
price reductions, without fully understanding the long term impact that this 
arrangement may have on the value or ongoing viability or their farming operation. 
Further, the role of the rural valuer in facilitating rural property lending and 
transactions is evident. There has been little academic research into rural valuation 
methodologies since the introduction of the carbon property right. The Researcher 
had concerns as to the currency of knowledge of the rural valuation profession in 
Queensland and the capacity of current valuation methodologies to take account of 
this new novel interest in land. 
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 1.3 PURPOSES AND RESEARCH STRATEGY 
The overall aim of this thesis is to ascertain whether the Queensland rural 
valuation profession has sufficient knowledge of carbon rights and their potential 
impact on the underlying freehold or leasehold interest in land to undertake 
valuations on rural property that is subject to a carbon right. The primary outcome of 
this thesis will be to provide a series of recommendations to property valuers who 
practice in rural valuation as to the factors that should be considered when valuing 
rural land in Queensland that is subject to carbon sequestration rights.  
Within this context the primary research question that emerges is What impact 
do carbon rights have on rural land and valuation practice in Queensland? 
Through completion of this thesis the following outcomes will be achieved:  
• Research Objective 1 (RO1): Identification of the nature and 
characteristics of the carbon right in Queensland. 
• Research Objective 2 (RO2): Determine the current understanding and 
market acceptance of the carbon right. 
• Research Objective 3 (RO3): Analysis of the impact of the carbon right on 
those with a superior freehold or leasehold interest in land in Queensland 
• Research Objective 4 (RO4): Identification of the adequacy of current 
valuation practice to value land that is subject a carbon right. 
• Research Objective 5 (RO5): Identification of the issues a rural valuer 
should consider when valuing land subject to a carbon right. 
The research strategy and methods that have been chosen to complete this 
thesis are based around the primary research question and the nature of the research 
objectives and further discussed in Chapter 3 of this thesis.  
Despite the establishment of the legal framework for the recognition of carbon 
rights and their registration on title, there are only a limited number of carbon 
sequestration projects in Queensland and many of these are relatively recently 
introduced. For this reason there is not adequate longitudinal data to support a 
quantitative study in this area. For this reason the objectives of this thesis are most 
appropriately satisfied through qualitative methods.  
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 The research is designed to be undertaken in three stages, as shown in Figure 
1-1. 
 
 
Figure 1-1 Research Design 
 
Stage 1: Literature Review (RO1, RO3 and RO4) 
The three primary areas of literature that are reviewed in Stage the 1 Literature 
review are the carbon framework, carbon rights and valuation issues with respect to 
carbon rights. From this review of literature gaps in the body of knowledge have 
been identified which has informed this research design. 
Stage 2: Semi-Structured Interviews (RO1, RO2, RO3, RO4, RO5) and 
Practical Implications (RO1) 
With very few examples of carbon sequestration projects in Queensland the 
views of those with an interest in carbon sequestration or some professional 
experience with carbon sequestration were sought. Semi-structured interviews are 
selected as an appropriate research method due to the ability of the researcher to 
explore the knowledge and ideas of the participant group deeply as opposed to 
collecting a narrow band of knowledge in a broad sense. The findings from the semi-
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 structured interviews, particularly in relation to the impact of carbon rights on rural 
freehold and leasehold land, are then applied practically to the property observation 
analysis. The property observation analysis involves the observation of the 
application of carbon rights to a selection of properties in Queensland and Tasmania.  
Stage 3: Discussion of Results (RO1, RO2, RO3, RO4 and RO5) 
The discussion of Results will bring together the triangulated data from the 
literature review, semi-structured interviews, and practical implications to form a 
meaningful analysis. From the discussion of results conclusions will be drawn and 
areas worthy of further academic research will be identified. Following the 
discussion of results a series of recommendations to rural valuers will be delivered to 
assist the rural valuation profession to value rural land that is subject to a carbon 
right. 
1.4 SIGNIFICANCE, SCOPE AND DEFINITIONS 
1.4.1 Significance of the study 
The introduction of a carbon trading framework is very recent. The CFI and 
accepted methodologies relating to carbon sequestration in forestry were introduced 
as part of a framework introduced by the Australian Government in 2011. To date 
there has been very limited uptake of projects under the CFI with fewer still Carbon 
Abatement Rights registered on land titles in Queensland. There are some examples 
of projects undertaken to trade carbon in the voluntary carbon markets with the right 
to carbon protected through a profit a prendre registered on the land title in 
Queensland.  
Some academic writers are beginning to focus on the conceptualization of 
sequestered carbon as a new form of property right however the current research is 
not focused on the impact of carbon sequestration projects in relation to land use, 
financing, value and valuation practice. There is still a lot of ambiguity surrounding 
the practical application of this new emerging property right and the impact on rural 
properties particularly with respect to land values, utility and the ability to finance. 
The way in which the sequestered carbon property right is handled by property 
professionals will impact on the ability of rural land holders to obtain finance on 
their land and will have a long term impact on the sector generally with obvious flow 
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 on effects for food production and the generation of other agricultural resources. 
Therefore, this research will have a positive contribution to the body of knowledge.  
The outcome of this research will be to provide recommendations to rural 
valuers for the treatment of land subject to carbon rights in Queensland. This is of 
significance to the rural valuation profession as evidenced by the Royal Institution of 
Chartered Surveyors (RICS) Land Committee expressing a desire to provide the 
recommendations developed by the Researcher to their membership to broaden their 
knowledge in dealing with the carbon right when valuing rural land. 
1.4.2 Scope of the study 
With the recent introduction of the carbon framework there is limited 
longitudinal data available to the researcher to determine the impact of carbon rights 
on rural land holdings. Although the thesis is based around Queensland rural land 
holdings it has been necessary to draw upon examples of carbon sequestration 
projects in other Australian States, such as Tasmania, and to draw a comparison to 
the Queensland position. The Tasmanian carbon sequestration project is still relevant 
to this thesis given that the outcomes of this thesis are relevant to all Australian states 
and territories. The scope of this thesis is limited to carbon sequestration in forestry 
through either reforestation schemes or avoided deforestation projects. Whilst it is 
recognised that there are many other opportunities to sequester carbon in living 
biomass, such as soil, the difficulty in accounting for this carbon accurately has 
meant that the uptake of these schemes is more limited and will not be addressed in 
this thesis. 
Whilst the framework for emissions trading is essential the success of the 
carbon sequestration projects it is recognised that this scheme has been the subject of 
considerable political uncertainty in Australia. The emissions trading scheme is 
referred to throughout the thesis. When referring to the Australian scheme it will be 
taken to be the current legislated scheme as at the time when the data was collected 
and the introduction of the Emissions Reduction Fund White Paper by the current 
LNP Federal Government on 13 May 2014.  Although further commentary on the 
progress of the scheme has been made in Section 2.2.1 of this thesis, it is recognised 
by the researcher that amendments to the scheme are likely through reform by the 
current LNP Federal Government.  
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 1.4.3 Key definitions 
There are several terms that have been used throughout the thesis. For the 
purposes of this thesis the terms are described and explained below. 
Agriculturalist 
The term agriculturalist is used in this thesis to describe the semi-structured 
participants’ professional experience and to describe issues that would be relevant to 
someone involved in professional agricultural pursuits. 
The definition of an agriculturalist includes ‘an expert in agriculture who gives 
advice to farmers or companies’, (Oxford learner’s dictionary, 2015) and according 
to the American Heritage Dictionary of the English Language (2011), the term 
agriculturalist means ‘the science, art, and business or cultivating soil, producing 
crops, and raising livestock’. 
The term as it is used in this thesis is the combination of these two definitions 
and is more closely aligned with the definition offered by Random House Kernerman 
Websters College Dictionary (2010), which provides a combination of the two 
definitions. The term agriculturalist is described as ‘1. an expert in agriculture and 2. 
a farmer.’ Importantly, adoption of this term in the thesis connotes a higher degree of 
expertise than those merely involved in farming to include someone who has a 
degree of expertise and experience in agriculture. 
Carbon sequestration 
The term carbon sequestration refers to the capturing of carbon dioxide in the 
earth’s atmosphere and storing it in vegetation, soil or other forms of living biomass. 
Despite the frequent use of the term carbon sequestration there is not a statutory 
definition. Green Facts (2015) defines carbon sequestration as being ‘The removal 
and storage of carbon from the atmosphere in carbon sinks (such as oceans, forests 
or soils) through physical or biological processes, such as photosynthesis’. 
When used in the context of this thesis the meaning of the term ‘carbon 
sequestration’ shall be limited to carbon sequestered in trees as opposed to 
sequestration of carbon in other forms of living biomass unless this is specifically 
referred to. 
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 Carbon right 
The term ‘carbon right’ is referred to extensively throughout this thesis and is 
used to describe the capturing of legal rights to carbon sequestered in vegetation or 
forestry. Sheehan (2008) refers to the Australian Property Institute (NSW and Qld 
Division) states that ‘A carbon property right has not been clearly defined in 
Australia. A clear, coherent definition is essential to provide traders in carbon assets 
with certainty about the nature and worth of what is being traded’. Although one of 
the research objectives is to identify the nature and characteristics of the carbon right 
(RO1) to contribute to a greater explanation of the content and substance of a carbon 
right, for the purposes of this thesis the term carbon right is frequently used to 
generically describe the legal rights held in carbon sequestered in vegetation on rural 
land. This term is a generic term that could be more specifically described as a profit 
a prendre, carbon abatement interest etc. depending on the jurisdiction being referred 
to. The carbon right may also be a registered or unregistered interest in land.  
Rural land 
The context of this thesis is concerned with rural land in Queensland. The 
definition of rural land in the Land Valuation Act 2010 (Qld) includes section 10 (1) 
‘An area of land is zoned rural land if more than half the land is zoned as 
rural land under a planning scheme made under the Planning Act (A 
Planning Act Scheme)’.  
This definition is focused on the zoning of the parcel of land. Although the 
minimum lot size may vary according to the local planning scheme the context of 
rural land referred to in this thesis is not to include rural residential land but rather 
land that is of the significance that is capable of agricultural production. 
1.5 THESIS OUTLINE 
The thesis will be organized into nine chapters. An overview of the contents of 
each chapter is provided, as follows:  
Chapter 1 explains the research background, problem statement, research 
question, research objectives, research strategy and methods, significance and scope 
of the study, and contribution to the body of knowledge. Chapter 1 also provides an 
overview as to the structure of the thesis. 
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 Chapter 2 contains a review and critical analysis of scholarly literature on 
carbon trading frameworks, carbon rights and rural valuation methodologies. Chapter 
2 contributes to the satisfaction of RO1, RO3 and RO4. 
Chapter 3 outlines the research methodology chosen to complete this thesis 
and how data is gathered, analysed and truncated. 
Chapters 4, 5 and 6 contain a discussion of the outcomes of semi-structured 
interview data analysis including the interpretation of results. These chapters also 
discuss constraints on the researcher in collecting and analysing data. Specifically 
Chapter 4 contains the semi-structured interview results relevant to participant 
perceptions regarding the benefits and barriers to participation in a carbon 
sequestration project. Chapter 5 contains participant perceptions regarding property 
rights issues concerning land tenure, the carbon right and the carbon agreement and 
any other limitations resulting from landholder participation in carbon sequestration 
projects. Chapter 6 contains participant perspectives on valuation issues arising from 
carbon sequestration projects. Specifically this includes appropriate rural valuation 
methodologies relevant to valuing rural land subject to carbon rights and issues that 
affect land value and valuation practice. Chapters 4, 5 and 6 contribute to the 
satisfaction of RO2, RO3, RO4 and RO5. 
Chapter 7 contains a discussion of some of the practical implications of issues 
pertaining to carbon sequestration projects. Issues discussed include a project 
specific discussion of the methodology adopted, the nature and characteristics of the 
carbon right as determined through an analysis of publicly available information. 
Chapter 7 contributes to the satisfaction of RO1, RO3, RO4 and RO5. 
Chapter 8 contains an analysis of the triangulated results from Stages 1 and 2; 
the literature review, semi-structured interview data and property observation 
analysis. From this analysis conclusions are drawn. The discussion is presented 
according to the contribution of the various research stages in satisfying the stated 
research objectives. Chapter 8 contributes to the satisfaction of RO1, RO2, RO3, 
RO4 and RO5. 
Chapter 9 contains the most significant contribution that this thesis makes to 
the body of knowledge by proposing a series recommendations to the rural valuation 
profession when valuing rural land that is subject to a carbon right. Any additional 
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 recommendations that have been formulated during the completion of this thesis are 
also articulated in Chapter 9 in addition to overall conclusions and the identification 
of issues that are worthy of further academic research.   
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 Chapter 2: Literature Review 
Chapter 2 contains a review of literature to identify the core scholarly works 
that will form the direction taken in responding to the primary research question 
‘What impact do carbon rights have on rural land and valuation practice in 
Queensland?’ Due to the impact of the legal and policy framework concerning 
carbon property rights this chapter comprises a review of scholarly literature on 
relevant topics and also an analysis of relevant statutory and policy documents. The 
main areas covered in the literature review are the emissions trading framework, the 
carbon right as a property right in Queensland and rural valuation issues relevant to 
the carbon right. The literature review will contribute to Stage 1 of the overall 
research design which is evident in Figure 2-1 below. 
 
 
Figure 2-1 The contribution of Stage 1: Literature Review to the overall research design 
Of significance, this literature review establishes that whilst there has been 
some academic attention to the carbon right, its form and the impact of the carbon 
agreement on the form of the right, there has been very little academic attention on 
the impact of the carbon right on rural land or how the existence of the carbon right 
might impact rural valuation practice. This represents a significant gap in the body of 
knowledge. 
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 Chapter 2 is structured as follows. Literature is reviewed on the following 
topics: The carbon framework (Section 2.1) identifies the carbon trading framework 
within Australia and internationally and the recognition of rights to carbon in the 
various Australian jurisdictions; the carbon right as a property right (Section 2.2) 
considers the characteristics of the carbon right as a right to property and analyses 
how this right fits within the established property rights pertaining to freehold and 
leasehold land; and valuation issues (Section 2.3) considers the meaning of the term 
value in rural property transactions, the factors that influence rural property value 
and a discussion of methodologies for the valuation of rural land. Section 2.4 
highlights the implications from the literature. 
2.1 THE CARBON FRAMEWORK 
Carbon sequestration first became a topic of interest following the United 
National Convention on Climate Change (United Nations, 1992) and the subsequent 
United Nations Framework Convention on Climate Change (UNFCCC) Conference 
of the Parties (COP-3) (known as the Kyoto Protocol) (United Nations, 1998), which 
identified emissions trading as one of the mechanisms to reduce greenhouse gas 
emissions. With Australia becoming a signatory to the Kyoto Protocol in 1998 
(Parliament of Australia (2014) and ratifying the convention in 2007 (Parliament of 
Australia, 2014), there is a commitment to the second stage of the Convention for the 
period from 1 January 2013 to 2020.  
By way of background, the Kyoto protocol, is ‘an international agreement 
linked to the United Nations Framework Convention on Climate Change, which 
commits its parties by setting internationally binding emission reduction targets.’ 
(United Nations, 2013). The overall objectives of the Kyoto protocol are contained in 
Article 2 of the Kyoto Protocol and include amongst other things to: 
‘implement and/or further elaborate policies and measures in accordance with 
its national circumstances, such as… Protection and enhancement of sinks and 
reservoirs of greenhouse gases not controlled by the Montreal Protocol, taking into 
account its commitments under relevant environmental agreements; promotion of 
sustainable forest management practices, afforestation and reforestation…’ (Article 
2, (1)(a)(ii) Kyoto Protocol) 
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 As a signatory to the Kyoto Protocol, Australia committed to ensuring that its 
aggregate anthropogenic carbon dioxide equivalent emissions of greenhouse gasses 
does not exceed the amount assigned in the Protocol (Article 3(1) Kyoto Protocol). 
For Australia this means that a commitment has been made to reduce greenhouse gas 
emissions. Targets have been set to reduce carbon pollution by 5% from 2000 levels 
by 2020 irrespective of the actions of other countries. Efforts will be made to achieve 
a further 15 to 25% reduction depending on global actions (The Australian 
Government, 2011).  
The Australian Government has reviewed its emission reduction targets to 
reduce carbon pollution by 80% compared with the 2000 levels by 2050. This is in 
keeping with the IPCC Fourth Assessment Report which states that 2050 targets for 
developed countries should be between 80 to 95% below 1990 emissions (The 
Australian Government, 2011). 
A mechanism that may be employed to meet Kyoto target emissions includes 
human induced land-use change and forestry activities, which includes carbon 
sequestration projects. Specifically Article 3(3) states: 
‘The net changes in greenhouse gas emissions by sources and removals by 
sinks resulting from direct human-induced land-change and forestry activities, 
limited to afforestation, reforestation and deforestation since 1990, measured as 
verifiable changes in carbon stocks in each commitment period, shall be used to meet 
the commitments under this Article….’ 
Article 3(3) further states that the ‘greenhouse gas emissions by sources and 
removals by sinks associated with those activities shall be reported in a transparent 
and verifiable manner …’. 
The protocol establishes the basis for an emission trading scheme in that it sets 
up the transfer and acquisition of emission reduction units as a mechanism to meet 
greenhouse gas emission targets established under the protocol (Article 6, Kyoto 
Protocol). 
The impetus to establish national policies and frameworks for greenhouse gas 
emissions projects is outlined in the Kyoto Protocol which states that ‘All parties… 
shall …formulate, implement, publish and regularly update national and, where 
appropriate, regional programmes containing measures to mitigate climate change 
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 and measures to facilitate adaption to climate change’ (Article 10(2)(b)(i) Kyoto 
Protocol). The protocol further states that these policies should address ‘climate 
change and its adverse impacts, including the abatement of increases in greenhouse 
gas emissions, and enhancement of and removals by sinks, capacity building and 
adaption measures.’ (Article 10(2)(b)(ii), Kyoto Protocol). 
The Australian, state and territory governments commissioned Garnaut to 
undertake an independent study into the impacts of climate change on the Australian 
economy (Garnaut, 2011). Garnaut proposed that an emissions trading scheme be 
introduced and set out some of the desirable features of such a trading scheme. 
The Australian Government responded by introducing a national climate 
change plan, Securing a Clean Energy Future (Australian Government, 2011). The 
plan included putting a price on carbon through the introduction of an emissions 
trading scheme. The other elements are renewable energy, energy efficiency and 
action on the land. The CFI forms the strategic policy direction for the third of these 
elements (Australian Government, 2011).  
2.1.1 Emissions Trading Framework 
The overall context of the emissions trading framework is important to the 
issue of carbon sequestration in providing a market whereby the ACCU’s can be 
traded. Some overall background of the emissions trading schemes in operation in 
Australia and internationally has been provided below. 
The Australian Context 
There are two elements to the Australian legislative framework for carbon 
sequestration. There is the carbon farming initiative and the statutory framework to 
put a price on carbon or facilitate an emissions trading scheme. Introduced in 2011 
by the former Australian Labour Party government, through the introduction of the 
Carbon Credits (Carbon Farming Initiative) Act 2011 (Cth), the CFI has been 
endorsed by the current Liberal National Party Government (Australian Government, 
2014). The CFI will be considered further in Section 2.1.2 of this thesis. The 
emissions trading framework, or putting a price on carbon has not been the subject of 
the same level of political certainty. 
The Australian Government is seeking to transition to a market based system 
for emissions trading. The current LNP Government is seeking to repeal the current 
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 legislation for ‘putting a price on carbon’ in place of an alternate auction based 
scheme for carbon abatement units.  A summary of the most essential elements of the 
proposed scheme are in Figure 2-2 as follows: 
 
 
 
 
Figure 2-2 Proposed Commonwealth scheme for emissions trading 
Source: Adapted from (Emissions Reduction Fund White Paper, Commonwealth Government, 2014) 
In order for a project to be registered it must be undertaken according to an 
approved methodology and registered with the Clean Energy Regulator. To be 
registered the project proponent and project needs to go through a preregistration 
process which will assess the commercial readiness of the project, the proponents 
capability to undertake the project and the credibility of the proposed emission 
reduction estimates (Australian Government, 2014).   
Following registration the proponent (or holder of the emission reduction units) 
may submit a bid into the auction whereby the Australian Government purchases a 
set amount of emission reduction. This is a reverse auction whereby the lowest bid 
will be accepted. A contract will then be entered into with the Australian 
Government. It is proposed that these contracts include a Make Good clause unless 
the reason for non-delivery is outside the control of the project proponent (Australian 
Government, 2014). 
Estimate and 
register project 
Submit auction 
bid 
Enter into 
contract 
Report and 
receive payment 
for credits 
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 After project completion the project proponents will report on their emission 
reductions to the Clean Energy Regulation whereby they will be verified and 
payment will be made (Australian Government, 2014). 
At the time of writing this thesis the new Commonwealth Scheme had not been 
introduced. This thesis is written on the basis that there is considerable uncertainty 
around the scheme that will be implemented for domestic emissions trading. 
Alongside the mechanism for pricing and trading carbon the CFI was introduced by 
the Australian Government in 2011. The current LNP Government has shown a 
willingness to continue with the CFI and expand its application.  
International emissions trading framework 
At the time of writing this thesis a formalised market based emissions trading 
system had not been established in Australia and is still the subject of much political 
debate. Those participating in the CFI scheme or other sequestration projects are 
either selling credits created to foreign purchasers or participating in a voluntary 
market. When carbon credits are exported the benefit of those credits in satisfying 
Australia’s emission reduction targets is lost as the benefit is accrued to the foreign 
market. This carbon abatement would then be in addition to meeting Australia’s 
emission reduction targets.  
Many international jurisdictions have now put a price on carbon and 
established an emissions trading scheme in some form or another. ‘Thirty-one 
European countries – including the United Kingdom, Germany and France – have a 
price on carbon pollution through emissions trading schemes. New Zealand started 
emissions trading in 2008. Carbon taxes are also in place in the United Kingdom, 
India, Switzerland, Denmark, Finland, Norway, Sweden, the Netherlands, Costa Rica 
and Ireland.’ (Australian Government, 2011). 
According to Hepburn (2007) there are three emissions trading schemes that 
are particularly prominent including the mandatory European Union’s Emissions 
Trading system (EU-ETS); The New South Wales Greenhouse Gas Abatement 
Scheme (GGAS) and the Voluntary Chicago Exchange (CCX). Hepburn’s focus on 
GGAS in an Australian context is due to the publication being produced in 2007 
prior to the introduction of the current emissions trading framework. 
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 The EU-ETS was the first introduced emissions trading market in the world, 
introduced in 2005, and is still the largest market of its kind. The system operates as 
a ‘cap and trade’ scheme whereby the overall amounts of pollution that can be 
emitted by the polluters (power stations, factories and other companies covered by 
the scheme) are subject to a European cap. Within this overall cap companies can 
receive or buy through auction allowances that they can then trade (European 
Commission, 2013). It was originally proposed that the Australian system be linked 
with the EU-ETS by 2018 (Australian Government, 2011) however this is unlikely 
under the revised LNP carbon pricing mechanism as the proposed system is a 
domestic system.  
Carbon abatement and offset projects 
In addition to trading carbon stored in trees through an emission trading 
scheme, carbon may also be stored as part of a carbon abatement or offset scheme. 
According to Chiam  (2008, p.106) an abatement project can be defined as a project 
‘when compared to the business as usual scenario, results in the reduction of 
greenhouse gas emissions in the atmosphere’. According to Chiam (2008) abatement 
projects can be diverse and include tree planning and avoidable deforestation 
projects. 
Chiam (2008, p.110) also states that the definition of an offset project is fairly 
vague. Broadly, he defines a carbon offset as ‘any activity that reduces greenhouse 
gas emissions that would otherwise have occurred’ and would include projects such 
as establishing a forest sink to remove greenhouse gas emissions from the 
atmosphere. 
According to the two explanations of a carbon abatement and offset project 
they are virtually identical in nature. To some extent a debate as to the boundaries of 
carbon offset and abatement projects is not relevant to this thesis. This thesis is more 
concerned with the recognition of carbon rights on rural land and the impact of these 
rights on value and valuation practice. The scheme that lead to the initiation of these 
rights is not critical to the analysis. 
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 2.1.2 CFI (sequestration projects) 
The regime comprises the Carbon Credits (Carbon Farming Initiative) Act 
2011 (Cth), Carbon Farming Regulations and applicable methodology that may 
relate to a project. According to Section s27(4)(b) of the Carbon Credits (Carbon 
Farming Initiative) Act,  all carbon farming projects must be undertaken according to 
an approved methodology. Methodologies may be developed by private proponents, 
industry associations and government agencies and then referred to the Domestic 
Offsets Integrity Committee for assessment and possible endorsement. Once 
endorsed the methodology will be a ‘methodology determination’ under the Section 
106(1) of the Carbon Farming Act (Cth).  
There are currently five approved methodologies that relate to vegetation 
(regrowth, reforestation, avoided clearing and avoided harvest) which have been 
made in accordance with Section 106 of the Carbon Credits (Carbon Farming 
Initiative) Act 2011 (Cth),(Australian Government, 2013), as follows: 
1. Carbon Farming (Quantifying Carbon Sequestration by Permanent 
Environmental Plantings of Native Tree Species using the CFI Reforestation 
Modelling Tool) Methodology Determination 2012 
2. The Carbon Credits (Carbon Farming Initiative) (Human-Induced 
regeneration of a permanent even-aged native forest) Methodology 
Determination 2013 
3. Carbon Credits (Carbon Farming Initiative) (Quantifying Carbon 
Sequestration by Permanent Mallee Plantings using the Reforestation 
Modelling Tool) Methodology Determination 2013 
4. The Carbon Credits (Carbon Farming Initiative) (Reforestation and 
Aforestation) Methodology Determination 2013  
5. The Carbon Credits (Carbon Farming Initiative) (Native Forest from 
Managed Regrowth) Methodology Determination 2013 
A CFI project must be in compliance with an approved methodology. The 
popularity of each of these methodologies is difficult to determine due to the very 
limited number of carbon farming projects. At the time of writing there were five 
registered CFI projects in Queensland. One of the five projects used the 
Methodology 5 and the remaining four projects used Methodology 1. 
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 2.2 CARBON RIGHTS 
In addition to the Commonwealth statutory framework to establish carbon 
offset projects the states have responded by recognition of a right to sequestered 
carbon in forestry either through a previously recognised property right, such as a 
profit a prendre, or the establishment of a new property right to recognise the novel 
nature of a right to sequestered carbon. 
All states have a recognised carbon sequestration right which is tradeable 
domestically or internationally, with varying levels of compliance with the 
commonwealth statutory regime. Table 2-1 provides a brief summary of the carbon 
sequestration right that exists in each state: 
Table 2-1 Carbon rights in Australia 
State/Territory Description of Carbon 
Right 
Relevant legislation 
Queensland Carbon Abatement Right 
Profit a Prendre 
Forestry Act 1959 (Qld) 
Land Title Act 1994 (Qld) 
Land Act 1994 (Qld) 
New South Wales Forestry Right – Profit a 
Prendre 
Conveyancing Act 1919 
(NSW) 
Victoria Carbon Sequestration 
Right 
Climate Change Act 2010 
(Vic) 
Western Australia Carbon Right and 
Associated Carbon 
Covenant 
Carbon Rights Act 2003 
(WA) 
Tasmania Carbon Sequestration 
Right 
Forestry Rights 
Registration Act 1990 
(Tas) 
South Australia Carbon Right Forestry Property Act 
2000 (SA) 
 
The legal framework for the recognition and protection of carbon rights in 
Australia is varied due to the separation of powers between each of the states and 
territories and the Commonwealth by virtue of Section 51 of The Commonwealth of 
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 Australia Constitution Act 1901. Although the Commonwealth does have some 
powers to make laws pertaining to the environment by virtue of the external affairs 
power in section 51(xxix) of the Constitution as established through the Tasmanian 
Dam case (Commonwealth v Tasmania, 1983), land management is not a specified 
Commonwealth power. Consequently land management including forestry becomes 
the power of individual states and territories. For this reason the treatment of carbon 
rights varies significantly across the states. 
In Queensland the term ‘carbon right’ is used as a generic term to describe the 
two different ways in which carbon is currently being recognised within the system 
of land management in Queensland. These two methods of recognition of these rights 
are the profit a prendre and the carbon abatement interest. Both rights are relevant to 
both freehold (under the Land Title Act 1994) and leasehold land (under the Land Act 
1994) in Queensland. 
In addition to the many different ways carbon rights are recognised in the 
various states in Australia and their level of compliance with the Commonwealth 
Carbon trading framework and Kyoto requirements, is the way those rights are 
reconciled against the underlying property rights associated with freehold and 
leasehold land holdings.  
Carbon trading rights are a central component to the emissions trading scheme 
introduced by the Australian Government to satisfy Kyoto Protocol obligations.  
Like Australia, New Zealand has sought to fulfil Kyoto obligations through the 
implementation of carbon offset projects involving forest carbon sink projects. The 
New Zealand scheme has been operational in some form since late 2007 (Ministry of 
Agriculture and Forestry, 2011) with a covenant on title to support the scheme. 
In USA there are some initiatives to respond to climate change through carbon 
off-set projects. Despite the establishment of the Climate Action Reserve (2013), a 
national offset program, Stecker (2012) argues that the tools that have been 
established in the jurisdiction of California, the leaseholds and conservation 
easements, are inadequate to define and support carbon offset projects. 
The area of carbon rights as a property right has become a topic of interest for 
many academic writers such as Arvanitakis and Boydell (2007), Hepburn and Reich 
(2009), Boydell et.al. (2009), and Takacs (2009). Discussion has commenced as to 
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 how these rights should be classified within the existing rights framework. Hepburn 
(2009) reviews the legislative approaches adopted by each state and territory in 
Australia for addressing the issue of carbon rights and separating the incorporeal 
nature of rights to sequestered carbon from those more tangible rights that flow from 
land ownership. This has also been considered in an Australian context by 
Christensen et. al. (2013) in a discussion of not only the property rights which 
support a Carbon Farming Project but also the importance of the Carbon Agreement 
in providing form to those rights.  
The importance of a recognizable and tradeable carbon sequestration property 
right is acknowledged by Cuskelly (2011) whether the application of this carbon 
right is for carbon tax, offset projects or any other market based policy. Cuskelly 
(2011) further acknowledges the importance of protection against fraud for any 
property right that is transferable. It is important that the carbon sequestration right is 
immediately recognizable by anyone seeking to purchase the superior freehold or the 
leasehold rights. The most obvious response to this requirement is to have the 
property right registered on the freehold land register which is the case in 
Queensland through registration of the carbon abatement interest or profit a prendre. 
However, this may not be a complete solution in some jurisdictions due to the 
existence of general law system of land that is not subject to indefeasibility of title. 
Although in Queensland all freehold land is recorded on the freehold land register 
according to Section 28 of the Land Title Act 1994. Section 184 of the Land Title Act 
gives protection to this right according to indefeasibility of title unless subject to one 
of the exceptions contained in the legislation (section 184(3)(c ) or section 185).  
There is however, no protection through indefeasibility of title for state 
leasehold land. Additionally there is not a publicly accessible register through which 
rights to carbon can be easily identified and searched. 
The fragmentation of property rights to include rights to sequestered carbon as 
a proprietary right is essential to any proposed carbon trading scheme to be 
introduced in Australia where carbon rights are traded as carbon offsets. Hepburn 
and Reich (2009) refer to a carbon right as a new statutory right which is unique and 
confers upon the holder of the right an incorporeal benefit to carbon sequestered 
within forestry planted on the land. Accordingly the treatment of a carbon right as a 
sui generis right is preferable to preconceived common law categories of property 
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 rights such as a profit a prendre adopted by some jurisdictions in Australia, such as 
New South Wales and to some extent Queensland. 
On an international level there are a myriad of different approaches to forestry 
carbon and its treatment as a property right. It is noted by Takacs (2009) that forestry 
carbon as a property right exists as a western legal paradigm. It is further noted that 
there is a need to integrate sustainable forest carbon projects into customary legal 
systems which are more commonly concerned with human to human and human to 
nature elements as opposed to the constructs of law and property. Takacs (2009) 
notes that these elements of customary legal systems should be integrated into 
successful carbon forestry projects. 
Takacs (2009) examined the carbon sequestration/trading framework in the 
jurisdictions of Australia, Brazil, Costa Rica, Indonesia and Madagascar. In 
particular an examination was undertaken into the laws that govern reforestation 
projects as well as those that reduce emissions from deforestation and degradation. 
From this analysis conclusions were drawn as to the recommendations for optimal 
legal practices that may lead to sustainable forestation projects.  
Internationally there is significant variation between the level of resolution and 
appropriateness regarding carbon as a property right. To add to the complexity of this 
is that in some areas of high forestation there is not an established land tenure 
system, such as the Amazon in Brazil. Further, some international jurisdictions, such 
as Indonesia seem to be in a state of flux where demarcation between various levels 
of government and sub-government, property rights and responsibilities and the 
economic benefits of a carbon framework are not clear (Takacs, 2009). It is noted by 
Takacs (2009) that central to the success of any forest carbon project is the clear 
articulation of title to carbon and property rights in addition to the enforceability of 
those rights.  
The study by Hepburn and Reich (2009) seeks to consider how the various 
states and territories in Australian have responded to the proprietary validation of 
carbon rights in forestry and also to determine the appropriateness of each approach 
in light of the Emissions Trading Scheme. Some jurisdictions such as New South 
Wales and, to some extent, Queensland have sought to align carbon rights with 
existing common law rights through the use of a profit a prendre. By contrast are 
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 those jurisdictions that have recognised the novel nature of carbon rights and 
established a new proprietary interest in land.  
Hepburn and Reich recognise the appropriateness of the approach by Western 
Australia in recognising a carbon right as a new statutory interest in land and is 
critical of the alignment with a profit a prendre as this form of common law right is 
‘ill equipped to respond to the variety of structural and conceptual issues 
underpinning their innovative character’ (Hepburn and Reich, 2009, p.7). It is also 
noted by Hepburn and Reich that clarity of statutory property rights is essential 
because any vagaries associated with the property right will not only effect the holder 
of the right but also the holder of the underlying interest in the land (Hepburn and 
Reich, 2009). 
There is also an argument that legislation that creates a proprietary interest in 
land in the form of carbon rights should be uniform nationally to prevent confusion 
for those seeking to trade in carbon rights. Arguably, the system as it exists will also 
create varying levels of security of investment across the states for those seeking to 
invest in carbon rights. 
2.2.1 Carbon right as a property right 
Property rights and property rights theory has generated significant academic 
interest and generated substantial academic writings since the time when private 
property rights were first recognized. The way property is understood by academic 
scholars and society has evolved over time. As noted by C.B. Macpherson (1978, 
p.1):  
‘The meaning of property is not constant. The actual institution and the way 
people see it, and hence the meaning they give to the word, all change over 
time. We shall see that they are changing now. These changes relate to 
changes in the purposes which society or the dominant classes in society 
expect the institution of property to serve.’  
Macpherson (1978, p.1) also recognizes that property in itself is a man made 
construct or institution and as such  
‘….. Property is controversial… because it subserves some more general 
purposes of a whole society, or the dominant classes of a society, and these 
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 purposes change over time: as they change, controversy springs up about 
what the institution of property is doing and what it ought to be doing.’  
Property, once viewed as a tangible object is now viewed from a legal 
perspective as a relationship with an object. As noted by Gleeson C.J, Gaudron, 
Kirby and Hayne JJ, in Yanner v Eaton the term ‘property’ was used to describe not 
the object itself but the many different kinds of relationships with a subject matter.  
It has also been noted by scholars such as Bentham (Kegan, (ed), 1911 as cited 
in Hepburn, 2008) that property is inextricably linked to the law. Bentham notes that 
‘Property and the law are born together and die together. Before laws were made 
there was no property. Take away the laws and property ceases’ (Kegan, (ed), 1911 
as cited in Hepburn, 2008). 
The legal rights associated with property have long been referred to as a 
‘bundle of rights’, like a bundle of sticks, with each stick representing a legally 
protected right to property. This metaphor replaces the notion of ‘sole dominion’ 
held by Blackstone in William Blackstone Commentaries of the Laws of England. 
Blackstone’s describes property as, ‘that sole and despotic dominion which one man 
claims and exercises over the external things of the world, in total exclusion of the 
right of any other individual in the universe’. The bundle of sticks metaphor shows 
that property is not merely about the relationship of one person and their control and 
ownership over a thing, but rather it recognises the various entities that may have a 
relationship with each other in relation to the thing. Some of these rights will be 
superior over others. This metaphor is relevant irrespective of the complexity of the 
property interest. 
Whilst there is some conjecture as to who first coined the bundle of rights 
metaphor, it appears that it was Maine in 1861 and according to Penner (1996) was 
further discussed by prominent property philosophers Hohfield and Honore. Despite 
criticism by some writers, such as Penner (1996), that the bundle of rights metaphor 
is conceptually limited, it is useful in demonstrating the complexity of the 
multiplicity of rights that may exist over a parcel of land and the potential for 
fragmentation of these property rights. 
Arnold (2002, p.283) argues that the bundle of rights metaphor including the 
rights of possession, alienation etc. is ‘inconsistent with the fundamental tenets of an 
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 environmental ethic’ which include the context specific inter-connectedness and the 
value of the object. In response Arnold proposes the replacement of the bundle of 
rights metaphor with a ‘web of interests’. Arvanitakis and Boydell comment that 
Arnolds web of interests metaphor focuses the attention of the researcher to the 
particular properties of the property such as the ‘ecological characteristics of land 
and other natural resources as inherent limits to their use, or a holistic 
understanding of the interests people share in resources’ (Arnold, 2002, pp.44-45 as 
quoted in Arvanitakis and Boydell, 2007, p.62).  
Arvanitakis and Boydell (2007) are of the view that the web of interests does 
not go far enough and propose that the most appropriate metaphor is the 
‘constellation of property rights’ as developed by von Benda-Beckman et al (2006).  
In describing the nature of the carbon right, Arvanitakis and Boydell used the 
constellation of rights to understand nature of the carbon right by navigating the 
layers of the idealistic Kytoto protocol, the ‘economic, sociological, environmental 
and legal layers of society to ultimately be concretised in legislation at the level of 
local councils and jurisdictions around the world’ (Arvanitakis and Boydell, 2007, 
p.62). 
Despite the view that the bundle of sticks metaphor is conceptually limited 
there is a counter argument such as that expressed by Baron (2014) that the metaphor 
remains useful both descriptively and normatively and should not be displaced or 
abandoned. The bundle of sticks metaphor is useful in considering the rights that the 
holder of the leasehold or freehold interest will have after the establishment of the 
carbon right on a parcel of rural land. 
Freehold land 
For the holder of an interest in land, the extent of their rights, or the number of 
‘sticks’ that they hold is dependant upon the significance of their land holding. The 
estate that carries the most significant private property rights in Queensland is the 
estate in fee simple. In Queensland an estate in fee simple, i.e. a freehold estate, has 
the benefit of indefeasibility of title which is granted by section 184 of the Land Title 
Act 1994 (Qld).  The Land Title Act also provides the holder of a registered interest 
in land with access to the statutory assurance fund which is a state based 
compensation system designed to reimburse those dispossessed of an interest in land 
under certain circumstances.  
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 An interest in land is defined in the Land Titles Act to be a ‘… legal or 
equitable estate in land, or … a right, power or privilege over, or in relation to, the 
land.’.  According to section 181 of the Land Titles Act ‘an instrument does not 
transfer or create an interest in a lot at law until it is registered’. Through 
registration the Land Titles Act, creates a legal interest in land. However, the Land 
Title Act 1994 does not prevent the creation of an equitable interest in land, such as 
an unregistered carbon right. 
The cornerstone of the Torrens Title system is protection of legal interests 
through indefeasibility of title of the registered legal interest holder. Whilst 
indefeasibility of title is acquired immediately upon registration (Breskvar v Wall, 
1967; Frazer v Walker, 1967), the general principle regarding competing equitable 
claims is that if the equities are equal, priority in time will give priority (Latec 
Investments v Hotel Terrigal, 1965). This principle applies to unregistered 
documents pertaining to a parcel of land.  
As previously stated, indefeasibility of title is subject to specified exceptions 
under Sections 184(3)(b) and 185 of the Land Titles Act, including fraud, the interest 
of a lessee under a short lease and an equity arising from the act of the registered 
proprietor.  
The bundle of rights that accompany an estate in fee simple are the right to 
alienate the land, the right to exclude others from entry onto the land, the right to 
share the land, the right to improve the land, the right to generate an income from the 
land e.g. from cultivation or farming and the right to create lesser interests in the land 
such as life tenancies, leases, mortgages and easements. The extent of exclusive 
possession which the registered proprietor holds is determined by the common law. 
The legal maxim cuius est solum est usque ad coelum et ad inferos, the person who 
owns the land owns everything up to the heavens and down to the core of the earth 
has been dismissed as a colourful phrase according to Griffiths J in Lord Bernstein v 
Skyview & General Limited (1978). It is now generally accepted that the landholder 
has control over their land to the extent required for the reasonable use and 
enjoyment of their land. In most jurisdictions rights to subsoil minerals have also 
been vested in the Crown by virtue of state based legislation such as in Queensland 
the Mineral Resources Act 1989 (Qld) would apply.  
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 When considering ownership of an object attached to the land the legal maxim 
quicuid plantatur solo, solo credit or what is attached to the land becomes part of the 
land would apply. Although this statement has been further clarified by case law 
regarding the nature and intention of annexation to the land, generally all objects 
cease to be personal property once they are attached to the land. Of interest to this 
discussion is that all vegetation planted on the land would also be under the 
‘ownership’ or control of the freehold land holder. 
The freehold estate in land and the bundle of rights that accompanies it all exist 
by virtue of a grant from the crown. According to the system of land tenure in 
Australia (the doctrine of tenure) the Crown holds ultimate ‘radical title’ to all land 
in Australia (Mabo v Queensland No 2., 1992). All land that has not been the subject 
of a grant is held as unallocated state land. 
Leasehold land 
 Unallocated state land in Queensland and private interests in unallocated state  
land are regulated by the Land Act 1994. The Act seeks to achieve effective 
stewardship of unallocated State land. The requirement exists that State lands be 
managed having regard to the principles of sustainability, evaluation, development, 
community purpose, protection, consultation and administration (Section 4 Land Act 
1994).   
State lessees have a lesser interest than a freehold interest in that they often do 
not give rise to exclusive possession and are of a fixed duration. In addition, the 
leaseholder does not have the benefit of the statutory assurance fund if dispossessed 
of their interest. Lessees have a general duty to care for the land and may only use 
the land for stated purposes under the lease (Section 153 of the Land Act 1994). 
A primary consideration in the management of unallocated state land in 
Queensland is effective land stewardship. With the most recently introduced Land 
Act and decisions surrounding the most appropriate tenure for land, consideration 
was given to land/environmental management considerations. Section 16 of the Land 
Act 1994 introduces the requirement that prior to allocation, the land must be 
evaluated to determine the most appropriate tenure taking account State, regional and 
local planning policies and strategies, and the object of the Act. 
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 The granting of a leasehold interest in Queensland does not necessarily grant 
the right to exclusive possession (Wik Peoples v Queensland, 1996) which is at odds 
with commercial leases (Radaich v Smith, 1959). Commonly, unallocated state land 
is also subject to multiple uses arising from legally recognised land uses such as 
native title and state leases for a variety of forestry, agricultural, pastoral and mining 
purposes. 
Australia has generally been slow to recognise new and novel property rights. 
The recognition of native title rights in 1992 by virtue of the Mabo No. 2 decision 
fell well behind the recognition of indigenous property rights in other international 
jurisdictions. Native title is sui generis or unique and is recognised to sit outside of 
the existing tenure framework. The sui generis nature of native title is because the 
rights that are recognised are those that the indigenous group had observed pre-
sovereignty and continued to exercise in some form since sovereignty. Therefore the 
rights pertaining to each native title interest will be unique depending on the tribal 
group.  
Academic discussion of property rights has expanded to include carbon rights. 
The growth of investment in carbon sequestration rights and how these rights may be 
reconciled within the existing property rights framework has been a topic of 
academic discussion. Writers such as Hepburn (2009) have considered carbon rights 
as new and unique forms of property right. This approach has been adopted in many 
jurisdictions that have sought to establish a new carbon right such as the carbon 
abatement interest in Queensland as opposed to adopting an existing property right 
such as a profit a prendre which was initially used to recognise carbon rights in 
Queensland. 
Although property law is fundamentally conservative in nature and slow to 
change and seeks to remain constrained with the existing framework (Heller, 1999), 
as society has evolved, so too has the law. Over time there has been an expansion of 
the law surrounding property rights from the recognition of incorporeal rights such as 
intellectual property rights to the recognition of native title rights in Australia. Rights 
to sequestered carbon in forestry and the fragmentation of ownership from the 
natural rights flowing from land ownership is the current challenge in the 
conceptualization of property rights.  
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 2.2.2 Impact on rural land 
There has been little academic attention on the outcomes of the introduction of 
carbon rights as a proprietary interest in land on the land holder.  Sheehan, Boydell 
and Prior (2009) identified that the legal framework for managing property rights in 
carbon is lagging behind the policy intent and public and corporate responsibility 
concerning carbon trading. This issue has come to the attention of professional 
institutions such as the Australian Property Institute which has promulgated the 2007 
policy paper Conceiving Property Rights in Carbon. This paper proposes a 
framework for property rights in carbon. The academic work undertaken to date in 
this area has been limited to a discussion of the issues and has not been followed by 
rigorous academic or industry research. 
In addition, the impact of carbon sequestration on the agricultural sector has 
been considered by many academic writers such as Marland, McCarl and Schneider 
(2001), Antle and Mooney (1999), Lal, Kimble, Follet and Cole (1998) and Metting, 
Smith and Amthor (1999). However, much of this work has been undertaken from a 
scientific perspective as to the effectiveness of sequestration of carbon in soil and the 
impact of changes in land use, especially the forestation of agricultural land. 
However, the impact of carbon trading on the utility of Australian rural land and the 
value of Australian rural land has received very limited attention by academic 
writers.  
Christensen, Duncan, Phillips and O’Connor (2013) made comment that should 
there be a reversal of sequestered carbon, this will result in significant financial 
penalties for the project proponent and severe restrictions on the landholders property 
through a carbon maintenance obligation. In addition, a carbon right can not be 
removed from title by the land holder without significant financial penalty through 
the mandatory relinquishment of all carbon credits issued for the project according to 
Section 5 of the Carbon Credits (Carbon Farming Initiative) Act 2011 (Cth).  
It is likely that the obligations resulting from a registered carbon right may 
impact on the marketability of land and Christensen et al (2013) makes comment that 
this may have a detrimental effect on Mortgagees who are primarily concerned with 
the marketability of the land and states that ‘A mortgagee may conclude that the risks 
arising from a proposed project are unacceptable and cannot be managed by 
contract’ (2013, p.33).  
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 The impact of carbon rights on rural land holdings, both freehold and leasehold 
with respect to the utility, ability to finance and marketability represents a significant 
gap in the body of knowledge pertaining to carbon rights.  
Similarly, there has been little academic attention on the valuation 
methodologies to be adopted when valuing the superior interest in land that is subject 
to carbon rights. Typically the value of a rural land holding, like commercial 
properties will be determined with regard to productivity measures such as the dry 
sheep area or beast area value. Alternately direct comparison may be adopted as a 
suitable methodology to value rural property. The application of either of these 
valuation methodologies to land with carbon rights has not been tested at law.  
2.3  VALUATION ISSUES 
 
The agricultural sector is a significant class of property in Australia and rural 
industries are a contributor of around 2% to the Australian gross domestic product. 
(ABARES, 2013). In addition to the traditional areas of rural income such as 
cropping, grazing and forestry a new potential income stream has been generated for 
rural land holders through carbon storage in soil and vegetation. This new income 
stream means that further consideration is required as to the appropriateness of 
traditional methodologies for the valuation for rural property in Australia. 
The section is structured as follows. Firstly value is defined through 
consideration of academic writings and relevant case law. Secondly academic 
literature and case law are reviewed to determine the accepted valuation 
methodologies used for valuing rural property and the primary factors that impact on 
the value of rural property. Thirdly, academic literature is reviewed to identify how 
these accepted valuation methodologies are used for valuing land that is subject to 
unique property rights and in particular a carbon right. Finally alternative approaches 
of valuation are identified and conclusions are drawn.  
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 2.3.1 Meaning of Value 
The concept of value is central to real estate transactions. The meaning that is 
given to the term value has been debated and refined by property valuation theorists 
and the courts in Australia and internationally. The term ‘value’ has been described 
as ‘the material or monetary worth of something’ (Oxford dictionary, 2014). This 
definition does not provide the context required to assess the meaning of ‘value’ as 
the term applies to a property valuer.   
Frizzell (1979, p.18) discusses the characteristics of value and states that to 
establish value of a commodity of which real estate is one, ‘there must develop a 
relationship between the desire and the ability to purchase on one hand and the 
desire to sell on the other – there must be vendors and purchasers’. These elements 
are central to the accepted definition of market value in the case of Spencer v 
Commonwealth (1907). In this case the test for market value was given by Griffith 
CJ (p.418): 
In my judgement the test of value of land is to be determined, not by 
inquiring what price a man desiring to sell could actually have obtained for 
it on a given day, that is, whether there was in fact on that day a willing 
buyer, but by inquiring ‘What would a man desiring to buy the land have 
had to pay for it on that day to a vendor willing to sell it for a fair price but 
not desirous to sell?’ It is, no doubt, very difficult to answer such a question, 
and any answer must be to some extent conjectural. The necessary mental 
process is to put yourself as far as possible in the position of persons 
conversant with the subject at the relevant time, and from that point of view 
to ascertain what, according to the then current opinion of land values, a 
purchaser would have had to offer for the land to induce such a willing 
vendor to sell it, or, in other words, to inquire at what point a desirous 
purchaser and a not unwilling vendor would come together. 
Further Isaacs J. commented (p.441) 
To arrive at the value of the land at that date, we have, as I conceive, to 
suppose it sold then, not by means of forced sale, but by voluntary 
bargaining between the plaintiff and a purchaser, willing to trade, but 
neither of them so anxious to do so that he would overlook any ordinary 
business consideration. We must further suppose both to be perfectly 
acquainted with the land, and cognizant of all circumstances which might 
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 affect its value, either advantageously or prejudicially, including its 
situation, character, quality, proximity to conveniences or inconveniences, 
its surrounding features, the then present demand for land, and the 
likelihood, as then appearing to persons best capable of forming an opinion, 
of a rise or fall for what reason so ever in the amount which one would 
otherwise be willing to fix as the value of the property. 
The determination of value is by no means simplistic as highlighted in the 
resumption case of the Housing Commission of NSW v Falconer (1981). Mahoney J. 
commented as follows (p.570): 
‘Value’ is a word not free from ambiguity: cf Grace Bros Pty Ltd v 
Commonwealth (1946) 72 CLR 269 at 280. For various purposes, the law 
requires that a money equivalent be fixed for a particular asset and, in this 
sense, the word ‘value’ is used to indicate how that is to be done. What is to 
be the money equivalent denoted by the term and the method of arriving at it 
will not necessarily be the same in the field of compensation for the 
resumption of property as it is in the fields of, for example, rating or income 
tax: cf Gollan v Randwick Municipal Council [1961] AC 82 at 96, per Lord 
Radcliffe. Within the present field, compensation for the resumption of 
property, the tests or verbal formula whereby the money equivalent is 
determined take different forms depending upon, inter alia, the nature of the 
asset, its relation to the owner’s activities, and the context in which it is 
taken.’ 
Whilst this case relates to a ‘value’ in the context of statutory resumption it 
does demonstrate the different contexts in which value can be assessed.  
For the purpose of this thesis the context in which value is discussed is that of 
market value. There are a number of statutory definitions of market value in 
Australia there is not a statutory definition in Queensland.  The Land Acquisition Act 
1989 (Cth) defines market value in Section 56 as being: 
‘…the market value of an interest in land at a particular time is the amount 
that would have been paid for the interest if it had been sold at that time by a 
willing but not anxious seller to a willing but not anxious buyer’.  
This statutory definition captures the essence of the decision in Spencer v 
Commonwealth (1907). It is noted by de Garis (2010) that despite being over a 
century old the key elements of the High Court decision of Spencer v The 
34 Chapter 2: Literature Review 
 Commonwealth (1907) are present in the International Valuation Standards Council 
definition of market value in their definition of market value, as follows: 
‘The estimated amount for which an asset or liability should exchange on the 
valuation date between a willing buyer and a willing seller in an arm’s 
length transaction, after proper marketing and where the parties had each 
acted knowledgeably, prudently and without compulsion.’ 
Similarly the process of valuation is merely putting a price or attributing a 
value to a thing. According to Wolf v City of Camberwell (1931) Lowe J. made 
comment (pp.167-168) that: 
‘valuation’ must be construed in its natural English meaning and that 
meaning is, I think, the assigning or ascribing of a value to the various items 
with regard to which the legislation has indicated that a valuation must be 
made.’ 
Valuation is defined by the American Heritage Dictionary of the English 
Language (2011) as ‘the act or process of assessing value or price; an appraisal’. 
This is consistent with the meaning of valuation given by Asprey J. in Wenning v 
Robinson (1964) when he described valuation as ‘merely the estimation of a thing’s 
worth’. 
2.3.2 Rural Valuation Methodologies 
Rural land ownership and management are becoming increasingly complex 
given the legislative and policy framework concerning vegetation management, 
access to water and property rights with new competing interests in land due to 
native title, mining exploration permits and leases and carbon sequestration.  
Agricultural industries are a significant contributor to the economy of Australia 
and valuation issues are critical to agricultural land transactions and financing. 
Despite the importance of valuation methodology and practice, there are relatively 
fewer academic writers working in the rural valuation field when compared with 
commercial or residential valuation practice, and, in many cases their writings are 
dated. There is great synergy between the work of many academic writers in the 
favoured methodologies and their application. Very few academic writers offer a 
divergent view such as Eves (2002, 2004), and, of these fewer still are providing this 
context within the Australian rural valuation environment.  
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 Most academic writers limit their discussion of valuation methodologies to four 
principal methodologies, being the direct comparison method, summation, 
productivity methods and capitalization method (Murray, 1969; Hornby, 1995 and 
Frizzell, 1979) with very limited academic discussion of alternative income 
approaches such as discounted cash flow analysis or new valuation methodologies. 
Direct comparison is the valuation methodology that is supported by many 
academic writers such as Baxter and Cohen (2009). Despite the many complexities 
associated with rural land such as access to water, transport costs and commodity 
prices according to Baxter and Cohen (2009) the principal approach taken to buy and 
sell land in the market place is on a price per hectare basis and consequently this is 
primarily how rural land is also valued, i.e., direct comparison. Baxter and Cohen 
(2009) further state that the productivity method may be useful, especially with more 
complex valuations however this is usually only as a secondary method of valuation.  
Frizzell (1979) criticizes the use of direct comparison alone. This is principally 
due to the small volume of sales that may be directly comparable to the subject 
property and the need to make substantial adjustments to sales for variations that may 
be significant. For this reason Frizzell criticizes the direct comparison method as 
being to reliant on the valuer’s adjustments. Rather, Frizzell (1979) suggests that the 
method should be used in conjunction with the cost method or summation. 
It is noted by Eves (2004) that the use of income methods in rural valuation 
would potentially increase the involvement of the corporate investment sector in the 
rural property market. This would align the rural sector more closely with the 
commercial, retail and industrial property sectors where the value of property is 
based on the income they achieve and investment and valuation decisions are made 
on this basis. Eves (2004) notes that despite the importance of the agricultural 
property sector, valuation approaches do not encompass income potential and profit 
generation in the same way as they do in other income producing property sectors. 
With the exception of rural property and residential investment property all profit 
driven sectors are valued using an income method as a primary method of valuation. 
Whilst it is acknowledged by academic writers such as Eves (2004), that 
locational characteristics with respect to soil type and, climate and topography are a 
significant determinant of land productivity upon which value is based, management 
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 is also a significant variant that can influence the value of rural land. Eves (2004, 
p.3) states;  
‘individual farmers within specific rural property markets can actually have 
considerable variations in both the commodity yields achieved from year to 
year and commodity prices received. These production variations also result 
in considerable differences in farm net profits across all farms in any one 
location.’ 
There may be a link between ownership structures of rural land and the 
acceptance of more progressive valuation methodologies. In 2002 Eves explored the 
issue of ownership of rural land in Australia. Eves (2002) found that 1.6% of rural 
lands were owned by investors. Whilst this figure may have increased since this date 
according to de Garis (2010) this figure does reinforce the family-owned model for 
agricultural operation in Australia. Further, Eves’ research (2002) supports the lack 
of research and development being targeted towards rural valuation methodologies 
and practice in Australia when he found that there has been a declining influence of 
the agricultural sector in economic terms, there are low levels of institutional 
investment in the sector and there are a lack of rural performance indices. He 
concludes that the sector is of declining political significance and does not attract a 
reasonable proportion of available investment funds.  
Eves (2004) argues that the use of income valuation methodologies in the rural 
sector is more likely to achieve greater participation of corporate and investment 
institutions in the rural market in Australia. Currently these institutional investors 
commonly invest in profit driven sectors of the property market such as commercial, 
retail and industrial and are influenced by the overall performance of these markets 
and property values as determined by net income produced by these investment 
properties.  
Whilst it is inconceivable that an income producing property in the commercial 
or tourism sectors would be valued by direct comparison, direct comparison is 
routinely used by rural valuers. Eves (2004) makes comment that a rural property has 
its value ‘based on the level of productivity associated with the property in regards 
to location, soil type, climate and topography. The better these physical 
characteristics combined with the management of these assets to produce income, 
the higher the value of the land.’ More importantly Eves (2004) comments that 
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 although the potential productivity of a parcel of rural land is determined by the 
locational characteristics of the property the individual farm management practices 
can result in ‘considerable variations in both the commodity yields achieved for year 
to year and the commodity prices received’. This can result in a considerable 
variation in commodity yields and profits across a geographical location. 
Eves (2004) states that the,  
‘income valuation methods in commercial and business based properties 
allows the valuer to assess the impact of poor management, low income 
levels and risk of maintaining the income in the actual valuation of the 
property. Poorly managed properties have a lower rent/net profit compared 
to well managed properties and the capitalization rate/discount rate adopted 
for a well managed property is always lower than that adopted for a poorly 
managed property due to the lower risk of maintaining that level of income 
for the better managed rural property.’ 
In a study undertaken by Eves (2004) where a survey of rural valuers in NSW 
was undertaken. The survey covered questions in relation to: 
• The number of rural valuations carried out in the last 12 months. 
• Confirmation of the average number of rural valuations carried out 
each year. 
• The type of rural properties valued. 
• The percentage break up of rural valuations carried out on a land 
use basis. 
• The number of rural valuation inspections carried out where the ful 
economic analysis of the property was required. 
• Type of statistical data collected on the inspection of the rural 
property. 
• Current market perspective on premiums or discounts on well 
managed or poorly managed properties. 
• Saleability of well managed properties and any extended sale 
periods that could apply for poorly managed properties. 
• Valuers estimates of the effect of various rural property technical 
and financial management practices on farm profitability and land 
values. 
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 Conclusions drawn from the study by Eves (2004) are that firstly valuers are 
aware of the role that farm management plays in the successful operation of a rural 
property and this is an important factor to consider when valuing a rural property.  
However the survey showed that a full economic analysis of the business component 
of a rural property is not undertaken in all instances. Eves (2004) stated that ‘the 
majority of valuers stating that such depth of analysis is only required in less than 
25% of rural valuations carried out’. When full economic analysis is undertaken 
Eves (2004) comments in most instances valuers obtain full production data and 
financial information to determine both farm cash flows and average annual net 
profits. This data would be sufficient to undertake an income method of valuation of 
a rural property. 
In addition, the survey undertaken by Eves (2004) showed that the majority of 
valuers were in a position to compare the average rural property in a given location 
against those performing well in the market and those underperforming. Eves (2004) 
concludes that this information would provide a rural valuer with the necessary scope 
to adjust a capitalisation rate to value the rural property according to the 
capitalisation method. Whilst this study by Eves (2004) focuses on the capitalisation 
method as opposed to the use of discounted cash flow, it shows scope for the use of 
income methods of valuation.  
Support was shown for the use of the income capitalisation method by writers 
such as Frizzell (1979). However Frizzell comments that the method has 
considerable merit but only in a situation where there is an absence of market 
evidence.   
However use of the income (capitalisation) method receives criticism from 
some academic writers. Hornby (1995, p.307) comments that the income method is 
generally an unreliable method because of ‘the nature of primary produce markets, 
particularly those dependent on overseas markets, and the problem of ‘average’ or 
‘typical’ management. It is common for a number of properties within the same 
locality to have different management and development policies.’ These elements 
make it difficult to project income on the property. Hornby (1995) states that 
although the income capitalised is the net income to the agricultural operator a 
preference is shown for the capitalisation of the net rental of the property. Although 
this method would align rural property with the a valuation of commercial 
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 investment property it would be problematic due to the difficulty of finding 
comparable rental data on rural property. It also does not align with the fundamental 
principle behind income methods of valuation which involve the valuation of a cash 
flow in this instance from agricultural operations pertaining to a rural property. 
Alternatively, Hornby (1995) favours valuation methods which use units of 
production (i.e. productivity methods) such as dry sheep equivalent, beast area value, 
mixed flock or trees. Although Hornby (1995) notes that there are a number of very 
specialized productivity approaches the most common and widely accepted is the dry 
sheep equivalent or sometimes referred to as the dry sheep area.  
Internationally, there is a different approach concerning preferred valuation 
methodologies for the valuation of rural property. Even as early as 1983, the 
American Appraisal Institute (1983) provides support for the use of the income 
capitalization method of valuation for rural property provided that the valuer fully 
appraises the quality and viability of the income that comprises the cash flow.  It is 
further noted that the quality and viability of the cash flow are influenced by the 
‘property’s inherent productive capacity, the quality of management, and the 
availability of capital’ (AAI, 1983, p.171). 
It is noted by Eves (2004) that several of the US State Universities such as 
Georgia State University and Iowa State University provide analysis as to the 
principal types of rural property and their respective capitalization rates. 
When reviewing the literature it becomes apparent that there is a real lack of 
research in the area of rural valuation methodologies and practice in Australia and 
this area represents a significant gap in the body of knowledge. Whilst there is some 
work being done overseas the peculiar nature of land ownership and tenure in 
Australia means that much of this work is not valid in Australia.  
Unlike the developments that have occurred in valuation methodologies 
concerning commercial valuation with the now widespread acceptance of discounted 
cash flow methodology, there has been little progression in the application and type 
of valuation methodologies used in the rural sector. Eves (2000) makes comment that  
‘rural property in Australia has received minimal attention by property 
researchers in comparison to the extensive research attention given to 
Australian commercial and residential property markets’.  
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 The principles of commercial property valuation would be driven from the 
investment potential of a property asset and generally investment valuation would be 
undertaken on either an income capitalization approach or a discounted cash flow 
approach with direct comparison and summation being considered as a secondary 
check method of valuation. Eves (2004) makes comment that rural property valuers 
should have the necessary skills and information to value rural properties using an 
income method of valuation. Further Eves (2004) comments that while direct 
comparison has been sufficient in the past to value rural property the future use of 
this method as a primary method of valuation is limited. Eves argues that rural 
valuers need to adopt an income method of valuation at least as a secondary method 
to overcome some of the limitations of the direct comparison method as the only 
method of rural valuation. 
The question of the most appropriate methodology for valuation of rural land 
may be further complicated by the different tenures in which agricultural land is 
granted by the crown. Whilst, according to de Garis (2010), much of the agricultural 
land with high rainfall that is close to settled areas of Australia is held under freehold 
title. It tends to be the more marginal agricultural land in Australia that is settled 
under various forms of crown lease or license.  
In Queensland over 70% of land in the state is held under some form of non-
freehold tenures in various forms. There has been very little discussion in Australia 
regarding valuation practice pertaining to leasehold interests. This deficiency of 
research was noted by De Garis (2010, p.1) when he made comment that ‘the 
valuation of less-than freehold interests is of regional importance in Australian 
valuation practice, yet there has been comparatively little research in the area.’  
One of the principal tenets of valuation practice is that the land should be 
valued according to its highest and best use. The situation may exist that the highest 
and best use may be precluded in either the lease document or limited by an existing 
carbon abatement right, native title agreement or some other external instrument that 
relates to the land. 
There has also been some judicial commentary on rural valuation methodology 
is in the context of valuations for taxation or statutory valuation purposes. There are 
many legal precedents that apply to rural valuation methodology. However, the 
judicial discussion is focussed on consideration of the productivity methods and 
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 direct comparison for rural property and much of this precedent, although still useful 
as legal precedent, is dated. It appears as though there has been no judicial discussion 
regarding the application of income methods such as capitalisation and discounted 
cash flow analysis to rural property to date. 
The use of productivity methods for grazing properties has been given some 
judicial recognition in cases such as Lodge v WC&IC (1967, p.92). This followed on 
from early judicial support for the methodology in the cases of Fisher v 
Commissioner of Land Tax (1914) and Kiddle v Deputy Federal Commissioner of 
Land Tax (1920).  Hardie J. commented: 
‘In the absence of direct assistance from sales of other grazing properties in 
the difficult and crucial task of examining and testing the valuation figures 
of the two experts, the natural step is to turn to carrying capacity and the 
support, if any, which the competing valuations derive from that source.’ 
The value of productivity methods for the valuation of grazing properties is 
reinforced in cases such as Union Trustee v Federal Commissioner of Taxation 
(1962) CLR108 at 451. Further, the importance of productivity being the single most 
important consideration in the value of grazing land was reinforced in Lodge v 
WC&IC (1967, p.93) where the following comments were made by Hardie J.: 
‘A purchaser of the subject property at the relevant date would, in my view, 
have made extensive inquiries from the plaintiff and from all other sources, 
particularly the Pastures Projection returns, as to what the property had 
carried in the past’.  
The case law surrounding valuation litigation supports the use of these two 
fundamental methods for valuing rural property, i.e. direct comparison and 
productivity methods or carrying capacity. The decision of Riverbank Pty Ltd v 
Commonwealth (1974) discusses the merits of direct comparison over carrying 
capacity. In this decision the court discussed the merits of the direct comparison 
approach over the productive capacity approach and concluded that there was more 
margin for error in the productive capacity approach. Stephen J. commented 
(Riverbank Pty. Ltd. V Commonwealth, 1974,  p.246): 
‘The analysis of qualities of land both on Riverbank and on comparable 
properties is to a degree a matter of judgement and even the first step of 
selecting sales of properties thought to be sufficiently comparable is 
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 attended with difficulty. But all this is the stuff of valuation, the reason why it 
is an art, not a science, and, one recognised, it nevertheless does not detract 
from the character of this method of valuation as a proper one for 
determining the value of land at the date of acquisition.’ 
The academic and judicial conversation around valuation methodologies 
appropriate for valuing rural properties to date has largely centred around two 
principal approaches, direct comparison and productivity methods. There are very 
few academic writers in Australia who are continuing the discussion regarding rural 
valuation methodologies and for this reason the debate has stagnated. The usefulness 
of the productivity approach was undeniable when the single most important factor 
that a purchaser would consider when purchasing rural property was the number of 
animals that could be grazed on the land. Even that approach is flawed when it is 
considered that the potential for management practice to influence the carrying 
capacity of a parcel of land so significantly and the adjustments required to make 
comparisons across parcels of rural land introduces room for error. 
Whilst the debate surrounding valuation methodologies has remained stagnant, 
the complexity surrounding rural property has continued to increase with the 
potential for rural properties drawing income streams from other sources such as 
mining and carbon related activities. The failure of the productivity methodologies to 
take this into account and finding comparable sales for any rural property with 
increased complexities will continue to be challenging in rural valuation practice. 
This represents a significant gap in the body of knowledge. 
2.3.3 Valuation of land subject to unique property rights 
In addition to the carbon right there are a number of unique property rights that 
exist on land in Queensland, such as native title and mining leases. A distinction can 
be drawn immediately between native title and a carbon right in that a native title 
interest does not exist on freehold land and does not attract any form of remuneration 
to the holder of the underlying interest in land, e.g. the leaseholder. 
In contrast to the position with native title interests in land there are some 
similarities that can be drawn between the mining lease/permit and the coal seam gas 
permit. For each of these interests the landholder (freeholder or leaseholder) is 
potentially receiving an additional income stream on the property.  This right is 
attached to the land and will pass to successors in title. The extent to which this 
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 income stream positively or negatively impacts on the value of the land is worthy of 
further consideration.  
There has been some consideration with respect to coal seam gas and the 
assessment of compensation to the landholder (Fibbins, Mak & Williams, 2013) 
however many of the writings surrounding coal seam gas internationally are 
concerned with procedural aspects of extraction of coal seam gas and the potential 
environmental consequences of extraction. There has been little academic attention 
on the impact of rights to extract coal seam gas on the value of the underlying 
interest in land, either freehold or leasehold. 
The impact of carbon rights on land value and valuation practice is a topic that 
has not been addressed to any significant extent by academic writers. There are some 
academic writers who mention property practice and the context of carbon such as 
Prior and Boydell (2010) and Boydell, Sheehan, Prior and Hendy (2009) and 
Boydell, Sheehan and Prior (2009) which of this work is associated with models for 
the recognition of this unique property right and maintaining a trans disciplinary 
approach when considering this right. There is a lack of discussion concerning the 
impact and response by valuation practice. This represents a significant gap in the 
body of knowledge. 
The significance of the current legal and policy framework on the value of 
rural land and valuation practice is recognized by many rural valuation academics. 
Honby (1995, p.339) comments that ‘the political and legal environments after 
climate, are the most important outside environment affecting the farm system’.  
2.3.4 Alternative methodologies for assessing value: the contingent valuation 
method 
With unique proprietary interests such as carbon rights, consideration is given 
to methods of valuation that exist outside of the recognized valuation methodologies. 
The contingent valuation approach is one that has received very limited attention 
from within property academic writings.  Callanan (2013) discussed the contingent 
valuation  approach in respect to the valuation of high voltage transmission lines. 
Contingent valuation was first proposed in 1947 by Ciriacy-Wantrup (1947) 
who thought that the prevention of soil erosion was of greater public value and to 
ascertain the value of such public goods was to elicit the individuals willingness to 
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 pay for these benefits through a survey method. The method was first used 
empirically by Davis in 1963 when he estimated the value of the benefits of goose 
hunting through a survey of goose hunters (Venkatachalam 2004) and has continued 
to develop alongside econometric modelling over the past 50 years.  
The decision as to whether to commit to a certain policy or project, such as a 
carbon forestry project, is frequently based on economic analysis or cost benefit 
analysis whereby the benefit of a project or policy implementation is balanced 
against the costs of the project. The benefits and costs are frequently estimated in 
economic terms or a dollar value. This method of analysis is flawed when the benefit 
is not something that is bought and sold in the market or where there is not yet an 
established market. Contingent valuation is a survey based method which is used to 
place a numerical value on goods and services which are not bought and sold in the 
market place. This method is frequently used to place a value on environmental 
goods or services where there is no established market or when accurate cost or sale 
information is not available. Contingent valuation method is used to assist in the 
decision making process for the implementation of goods or services in the absence 
of an established market. 
A variety of tools have been developed to place a value on goods that do not 
have an established market so that they can be compared with goods that do have a 
market established value. According to Carson (2000) the approaches used are either 
based on either the observed behaviours in relation to marketed goods that are 
connected with the non-marketed goods or to stated preferences in surveys with 
respect to the non-marketed goods. Contingent valuation falls in the second group of 
stated preferences. 
The approach is commonly used to estimate an individuals’ willingness to pay 
for environmental resources as part of environmental impact assessments, transport 
infrastructure, health economics and cultural economics. This method has also been 
used in developing economies to assess the individuals’ preferences for basic 
infrastructure projects such as water and sanitation (Venkatachalam 2004). Even as 
early as 1994 Hanemann (1994) noted that there were over 1600 contingent valuation 
studies that have been undertaken in over 40 countries on a wide variety of topics. 
Contingent valuation is based upon constructed scenarios that offer different 
possible future alternatives. The survey respondents are then instructed to state their 
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 preferences to those alternatives. The choices made by the survey respondents are 
analysed against the choices made by consumers in market transactions. In effect the 
survey creates a hypothetical market from which an actual market value is derived. 
As the name suggests, values that are received by respondents are contingent upon 
the constructed hypothetical market which is presented in the survey (Portney 1994). 
There appears to be no one way that a contingent valuation study is 
implemented. According to Carson (2000) the contingent valuation approach in its 
simplest form would involve the respondent making a binary choice between two 
alternatives, one being the current status quo and the other being the alternative 
policy/program which has a cost greater than maintaining the status quo. In this 
scenario the respondent will provide a favour, or not in favour, response to the 
policy/program where the implementation, cost and alternatives to the policy have 
been specified. When the costs are randomly supplied to respondents the researcher 
is able to trace out the distribution willingness to pay (WTP).  
Willingness to pay is a standard measure of economic value. The other may be 
minimum willingness to accept (WTA) which is used in the context where the 
respondent is being asked to voluntarily give up a good or the utility of the good. 
Carson (2000) draws the distinction as to when each of these measures is used 
according to whether the right to the property in the good is currently held by the 
respondent. If the respondent does not have a legal entitlement or right to the good 
then WTP would be the appropriate measure. However, if the respondent does have 
legal entitlement then WTA would be the appropriate measure to assess the 
compensation for its loss. 
The WTP and WTA could be used interchangeably to assess an individual’s 
preferences for change in policy or service. Venkachalam (2004) uses the example of 
a change in environmental policy that would result in improved air quality to a 
particular locality. An individual resident in the locality could be asked either their 
maximum willingness to pay for a change that would bring about improved air 
quality in the region or their willing to accept compensation for the diminution in air 
quality that would result if the proposed policy change is not implemented. 
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 Criticisms of the contingent valuation method 
Contingent valuation studies have come under a great deal of academic 
scrutiny and review by government and lobby groups. However, it was not until the 
1980’s that high profile litigation meant that the method was under review by the 
American courts. However in the case of State of Ohio v US Dept of the Interior 
support was articulated for the application of the contingent valuation method. It was 
stated that ‘We see nothing arbitrary or irrational about the rebuttable presumption 
conferred upon natural resource assessments, including those utilizing CV 
methodology. On the contrary, the procedures preconditioning damage assessments 
support the logic of the presumption...’(1989)  
Academic debate surrounding the contingent valuation method has included a 
discussion as to whether passive-use or existence values should be taken in account 
in economic analysis (Carson 2000). Generally economists are of the opinion that 
marketed goods have a value derived from their utility or the ability of the consumer 
to physically use the goods or have some physical connection with the goods. The 
notion of passive-use is central to contingent valuation. Through passive-use it is 
possible to get utility from a good without actually using it. Passive use value is also 
referred to as existence value. This is the value that individuals may place on natural 
environments for merely knowing that rare and unique fauna and flora exist without 
even ever visiting them (Portney 1994). The notion of passive use or existence value 
is central to the application of contingent valuation to environmental resources. In the 
absence of passive-use considerations assets that are purely for public good such as 
national parks would have no value what so ever.  
According to Carson (2000), if passive-use considerations were not included 
for items which are for the pure public good then they would have little or no 
economic value. Items for the pure public good include things like the overall level 
of air quality, national defence and remote wilderness areas and would include the 
environmental benefit from having carbon stored in forestry. Carson further defines 
pure public good as those for which ‘it is impossible to exclude people from enjoying 
the good and from which enjoyment by one person does not degrade another 
person’s enjoyment of the good’ (Carson 2000, p.1414). Pure public goods can not be 
measured by traditional economic techniques because there is no link with 
consumption of the goods in different quantities at different prices.  
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 Criticisms of contingent valuation also stem from the technical elements of the 
approach. This is usually concerning either the validity or reliability of the contingent 
valuation method (Venkatachalam 2004). An issue that also requires attention in the 
contingent valuation method is the disparity that frequently exists between the WTP 
and WTA for the same good (Venkatachalam 2004). Frequently the WTA measure 
creates a much higher value than the WTP. This disparity is thought to be due to the 
‘income effect’. That is that the WTP is constrained by income whereas the WTA is 
under no such constraint. Shogren (1994 as noted in Venkatachalam 2004) 
demonstrated that the divergence between WTP and WTA disappears for two private 
goods with repeated trials whereas for public goods the divergence is generally 
maintained. The question then arises as to which measure is more appropriate to 
valuing non-market goods.  
A contingent valuation study estimate of value will generally be one of total 
economic value which includes WTP or WTA and will include both direct-use and 
passive use considerations. It may be problematic to disaggregate these two 
components.  
Many of the criticisms of contingent valuation are merely due to the fact that it 
is a survey based method. Generally surveys have been criticised for being too 
vulnerable to response effects, i.e., small variations in the wording of the survey 
questions can cause significant changes in the survey responses. All surveys are 
vulnerable to this phenomena and the researcher’s response is generally to detect 
discrepancies in the survey and correct them. Beyond this all survey responses will 
contain a percentage of response effects. 
Hanemann (1994) identified that one issue that could be criticised in the 
contingent valuation approach is that the survey itself creates the value for the item 
and that the respondents themselves have not assessed a value. A respondent 
debriefing process (as suggested by the National Oceanic and Atmospheric 
Administration panel) will help to identify responses that have been ill-informed or 
ill-considered (Portney, 1994). These responses can then be disregarded. 
The contingent valuation method has also been criticised on the basis that the 
survey responses can not be verified. However, Hanemann (1994) notes that there 
are over 80 studies which offer a comparison between contingent valuation and 
indirect methods and the results are often fairly close.  
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 Some of these criticisms can be overcome by the design of the contingent 
valuation study. As with any survey based technique the strength of the study lies in 
good design. According to Hanemann (1994) the style of questioning changed 
around the 1980’s. Until this time very open-ended questions were asked. The 
emphasis has moved to more closed-ended, referendum style questions, e.g. if this 
policy cost $x to implement would you be willing to vote for it. By plotting the 
number of positive responses against the dollar amount shows the cumulative 
distribution function of WTP (Hanemann, 1994).  This type of questioning is realistic 
as to the choices that consumers make routinely, i.e., an item is listed at a certain 
price and the consumer decides whether or not they will purchase that item. In 
addition to closed ended referendum style questions Cameron & Quiggin (1994) 
advocate a ‘double bounded’ referendum approach. This method was first proposed 
by Carson, Hanemann & Mitchell (Cameron & James, 1987) and overcomes an 
identified problem with dichotomous choice valuation questions in that larger 
numbers of observations are required to identify the underlying distribution of 
resource numbers or WTP with any accuracy. In this approach the respondents are 
asked follow up dichotomous choice questions to elicit a second response. For 
example, if a respondent indicates a WTP at a certain value then the follow up 
question would seek a response to a WTP at double the stated value. Conversely, if a 
respondent did not indicate a WTP at a stated value then the follow up question 
would halve this value.  
Portney as discussed by Hanemann (1994) identifies other ways to make the 
survey questionnaire more reliable. He suggests ‘providing adequate and accurate 
information; making the survey balanced and impartial; insulating it from any 
general dislike of big business; reminding respondents of the availability of 
substitutes, and of their budget constraint; facilitating “don’t know” responses; 
allowing respondents to reconsider at the end of the interview.’ (Hanemann, 1994 
p.24). Hanemann also suggests that steps should be taken to eliminate the perception 
of interviewer pressure. This can be done by explaining that there are no right 
answers and explaining some of the reasons why respondents may vote against. 
Alternatively, it may be that the interviewer doesn’t actually see the respondents 
answers which may be deposited in a ballot box.  The NOAA Panel also suggest a 
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 debriefing to check the respondents’ understanding to the key elements of the 
contingent valuation scenario (Portney, 1994). 
Analysis of the survey data will also influence the outcome of the study. 
Hanemann (1994) suggests that the mean in an unreliable measure because it is 
sensitive to the right tail of the distribution whereas the median is more robust. 
Further, Hanemann (1994) comments that if the mean is used then a nonparametric 
or bounded influence approach is recommended for fitting the WTP distribution. 
The contingent valuation method has been successfully applied to a variety of 
international contexts. In Australia, the contingent valuation method has been applied 
to issues such as assessing land use options and competing interests. A contingent 
valuation study was done of the Kakadu region in northern Australia. Kakadu is an 
extremely important wilderness area which also has substantial mineral deposits 
including uranium and gold. When the study was commissioned by the Australian 
Government a substantial portion of the area had already been declared a National 
Park with the area under contention being proposed for a gold and uranium mine, 
‘Coronation Hill’. The contingent valuation study was used to provide policy input 
for a decision on the outcome of this land to be determined.  
The commonality of most contingent valuation studies is that a value is being 
placed on a good or service that is generally supplied by government with a high 
degree of passive use or existence value. There is either an opportunity cost to 
maintaining the public use good or area or there is a cost of implementation with a 
positive public outcome. Similarly, rights to carbon sequestered in forestry are held 
for the greater public good with a view to satisfying Australia’s obligations under the 
Kyoto Protocol. Rural land holders will suffer an opportunity cost in having land 
allocated to carbon storage through forestry as opposed to agricultural production.  
Due to the nature of rights to sequestered carbon in forestry they come at an 
opportunity cost to the landholder who is not able to assign the land to more 
traditional agricultural uses. This is an area identified as worthy of further academic 
consideration however, at this stage is considered too subjective to pursue as a 
serious alternative to standard valuation methodologies.  
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 2.4 CONCLUSION 
Chapter 2 contained a review of literature to identify the core scholarly works 
that will form the direction taken in responding to the primary research question 
‘What impact do carbon rights have on rural land and valuation practice in 
Queensland’. Three bodies of literature were reviewed in Chapter 2 pertaining to the 
carbon framework, the carbon property right and rural valuation practice as relevant 
to the valuation of land that is subject to the carbon right. This literature review 
contributes to satisfying research objectives RO1, RO3 and RO4. 
2.4.1 The carbon framework and carbon property right 
The carbon framework has been established in response to the Kyoto Protocol, 
which identified carbon trading as one of the mechanisms to reduce green house gas 
emissions. There are a number of established voluntary emissions trading schemes 
internationally whereby ACCUs are traded. At the time of writing this thesis a 
domestic system for emissions trading was largely unresolved and subject to changes 
in political will. However, the carbon rights that are attached to rural land in 
Queensland may be traded internationally or applied to offset and abatement 
projects. 
Despite the lack of clarity surrounding domestic emissions trading, the 
mechanism is in place for the recognition of rights to sequestered carbon. This 
recognition of the carbon right is quite separate from the system of trading in carbon 
rights and is essential to security of investment in the overall system. The recognition 
of carbon rights varies significantly internationally and across the various states of 
Australia. Internationally there are a myriad of different approaches to the treatment 
of forestry carbon as a property right with varying levels of governance to support 
the recognition of property rights. Takacs (2009) and Boydell et.al. (2009) have 
addressed international issues.  
In an Australian context there has been widespread criticism of the recognition 
of the carbon right including the lack of uniformity of the right across the various 
states and territories (Hepburn and Reich, 2009). In addition, the level of compliance 
of the right with the the Commonwealth carbon trading framework has also been 
addressed by Christensen et.al. (2013).  A significant number of authors do not 
consider that the profit a prendre is an appropriate legal tool to formally recognise 
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 the unique nature of the carbon right in some jurisdictions of Australia such as New 
South Wales and to some extent Queensland (Hepburn and Reich (2009), Boydell 
et.al. (2009)). Christensen et.al. (2013) has acknowledged the importance of the 
carbon agreement in providing form and substance to the carbon right. The profit a 
prendre or carbon abatement interest in Queensland merely provide recognition of 
the right but no detail as to the characteristics of the individual right. Many of the 
academic writings pre-date the introduction of the carbon abatement interest in 
Queensland and consequently this property right has received very limited academic 
discussion.  
There is a significant gap in the body of knowledge when identifying the nature 
and characteristics of the carbon right in Queensland. An understanding of the 
characteristics of a carbon right in Queensland is essential when undertaking a 
valuation of a rural property that is subject to carbon rights.  
2.4.2 Factors that drive value and rural valuation practice 
No prior studies have been identified by the researcher that identify the level of 
acceptance that carbon sequestration projects have in the rural land market and how 
having an established carbon right is likely to impact the underlying freehold or 
leasehold rights particularly in the ability to raise finance and marketability.  
The understanding and capability of the rural valuation profession to value land 
that is subject to the carbon right is also something that has also not been addressed 
in prior studies and represents a significant gap in the body of knowledge. 
Academic writings and judicial review in the area of rural valuation practice 
and appropriate methodologies in Australia have largely been focussed on the 
application of two dominant valuation methodologies, productivity methods or direct 
comparison. There has been very limited discussion of other valuation methodologies 
that take into account the income generated on a rural property, e.g. capitalisation 
method or discounted cash flow method. Eves (2002, 2004) is one of the few authors 
who has promoted adoption of an income method however this was limited to the 
capitalisation method with no discussion of the application of DCF. This situation is 
at odds with the United States where DCF analysis has been promoted as an 
appropriate rural valuation methodology since the 1980’s. 
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 With the introduction of the carbon right it is arguable that the two commonly 
used methodologies are no longer appropriate to value land subject to these unique 
property rights. Productivity methods, such as beast area value and dry sheep 
equivalent, date from a period when the primary consideration that would be taken 
when purchasing rural property was how many animals the land could carry. With 
the introduction of many alternative income steams on rural property though mining 
and carbon interests this methodology does not have the capacity to take these issues 
into consideration.  Another significant issue in the choice of valuation methodology 
is the availability of comparable sales evidence with similar mining or carbon rights 
attached. This is a distinct limitation of the direct comparison methodology.  
Despite traditional valuation methodologies not being adequately addressed by 
Australian academic writers, there has been substantial academic interest and debate 
surrounding environmental valuation methodologies such as contingent valuation 
theory. This method has been criticised for being overly subjective.  
Current discussion on rural valuation methodology to take into account new 
interests in land such as the carbon right represents a significant gap in the body of 
knowledge. There is also a lack of literature regarding the issues that a rural valuer 
would need to consider when valuing rural land in Queensland that is subject to a 
carbon right. This represents another significant gap in the body of literature. 
Chapter 3 will discuss how this thesis will contribute to filling the gaps in the 
body of knowledge and will detail the research design to achieve overall research 
aims and objectives. 
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 Chapter 3: Research Design 
3.1 INTRODUCTION 
The literature review presented in Chapter 2 of this thesis revealed that the 
legal and policy framework concerning carbon rights and carbon sequestration is 
emerging. However, at the time of writing a system of domestic emissions trading 
system is still to be formalised. With the emergence of a voluntary carbon trading 
market and domestic emissions trading scheme the recognition of carbon as a 
property right is established. Much of the academic debate has focussed on the 
inconsistency of this property right across the various states and territories of 
Australia and compliance with the Kyoto Protocol. There has been limited discussion 
on the nature of the carbon right in Queensland (Christensen et.al. 2013). The 
literature also reveals that rural valuation practice in Australia has not been the 
subject of academic attention for some time and the body of academic knowledge in 
this area is dated and limited with the primary focus of discussion being on two 
established methodologies, i.e. direct comparison and productivity methods. There 
has been extremely limited discussion around the application of income methods in 
rural valuation practice (Eves, 2002, 2004, 2005). However, this is now dated and 
does not include a full discussion of the discounted cash flow method. 
Significant gaps in the literature remain and include the following: 
• There is limited discussion of the level of understanding of those 
professionals who are associated with rural valuation and agriculture as to 
their understanding of the need for carbon sequestration projects and their 
relevance and operation.  
• It has been raised by authors such as Christensen et. al. (2013) that despite 
the recognition of the carbon right being embodied in legislation in 
Queensland, the carbon agreement is a necessary element to give the right 
its substance and form. There is a significant gap in the body of knowledge 
as to the nature of the carbon right and the understanding of and 
acceptance by the various participants in the Queensland context.  
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 • There is a lack of literature on the impact of carbon rights, i.e., the carbon 
abatement interest and the profit a prendre, on rural land in Queensland. 
This represents a significant gap in the body of knowledge. 
• There has been very limited discussion regarding the appropriateness of 
currently accepted valuation methodologies and practices to deal with the 
complexities of the valuation of rural land that is subject to carbon rights. 
This also represents a significant gap in the body of knowledge.  
Within the context of the literature, the overall aim of this thesis as identified in 
section 1.3 of this thesis is to fully explore the characteristics of a right to 
sequestered carbon as it may impact on freehold and leasehold rural land and 
valuation practice. The outcome of this thesis is to provide recommendations to 
property valuers who practice in rural valuation as to the factors that should be 
considered when valuing rural land in Queensland that is subject to carbon 
sequestration rights.  
The primary research question and research objectives, as outlined in section 
1.3 are reiterated below.  
The primary research question that emerges within the context of this problem  
is ‘What impact do carbon rights have on rural land and valuation practice in 
Queensland?’ 
Through completion of this thesis the following outcomes will be achieved:  
RO1: Identification of the nature and characteristics of the carbon right in 
Queensland. 
An understanding of the characteristics and nature of the carbon right in 
Queensland is essential to determine how the right will affect the utility and use of a 
parcel of land and consequently the impact that the right is likely to have on the 
marketability of the land, ability to raise finance and consequently value. 
RO2: Determine the current understanding and market acceptance of the 
carbon right. 
The market acceptance of carbon sequestration projects will largely affect the 
long term viability of carbon projects and the value of land subject to carbon rights. 
This will determine whether the carbon right is seen as an asset to the property or 
merely an encumbrance on title. It is essential that participants in the rural property 
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 market have an understanding of the nature and characteristics of the carbon right 
and its likely impact on freehold and leasehold rural land. 
RO3: Analysis of the impact of the carbon right on those with a superior 
freehold or leasehold interest in land in Queensland 
Whilst the carbon right is a significant right to land in Queensland, this right 
exists alongside a superior right, i.e. the rights that are aligned with freehold or 
leasehold tenure. The impact of the carbon right on these underlying property rights 
will be explored.  
RO4: Identification of the adequacy of current valuation practice to value 
land that is subject a carbon right. 
Valuation practice comprises the use of traditional valuation methodologies, 
the application of which has been shaped by the developments in the common law.  
The adequacy of traditional valuation practices is questionable when considering 
new and novel rights such as the carbon right. Current valuation practices will be 
explored to determine whether they are relevant to this new and emerging property 
right. 
RO5: Identification of the issues a rural valuer should consider when 
valuing land subject to a carbon right. 
Following on from RO4 the issues that a valuer should consider when valuing 
rural land subject to a carbon right will be identified. One of the contributions that 
this research makes to valuation practice is to make recommendations for practicing 
rural valuers to consider when approaching valuations of rural land that is subject to 
a carbon right.  
This chapter describes the design adopted by this research to achieve these 
aims and objectives. Section 3.2 discusses the methodology used in the study, the 
stages by which the methodology was implemented, and the research design; Section 
3.3 details the overall research design including the methods, participant selection, 
instruments used and analysis of data. Section 3.4 discusses the results, and Section 
3.7 discusses the ethical considerations of the research and its problems and 
limitations. 
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 3.2 METHODOLOGY 
The context of previous research on the topic, the primary research question 
and objectives of the thesis lends itself to a qualitative study. Broom (2005) made 
comment that it is not appropriate to undertake a qualitative study because you want 
to try the approach or because you prefer this type of research methodology. A 
qualitative study will not be appropriate where you are seeking to prove or disprove a 
hypothesis but rather when you aim to further investigate a central research question. 
For this study the central question that is being examined, as outlined in Section 1.3, 
is: ‘What impact do carbon rights have on rural land and valuation practice in 
Queensland?’ 
The research methodologies selected to undertake this thesis are based on this 
research question and the nature of the aims and objectives of the proposed research 
as stated in Section 3.1. The research is based around the introduction of carbon 
rights to provide investment security to those taking on carbon sequestration projects 
with a view to trading the carbon credits in an emissions trading scheme. Currently, 
the majority of carbon sequestration projects in Australia operate within the 
international voluntary markets and are limited in number. Consequently, the 
research does not lend itself to a positivist approach that deals with positive facts or 
phenomena due to the lack of sample data available. For this reason, this thesis will 
be undertaken using a post positivist paradigm which is in keeping with qualitative 
social science research of this nature. In keeping with a post positivist approach, this 
research is concerned with generating and interpreting theories using the limited 
sample sizes available to the researcher. 
This research project also partly enlists the doctrinal approach and is also 
grounded in structuralist theory. The doctrinal approach is usually undertaken in two 
parts, firstly locating the sources of law and then interpreting and analysing the text, 
(Hutchinson & Duncan, 2012). The doctrinal approach involves analysis of primary 
sources of law. Structuralism, while also concerned with the application of a legal 
and policy framework, is more historically and socially contingent and is concerned 
with the impact of law and policy on human behaviour (Wisker, 2008). This research 
will apply both doctrinal analysis and structuralism. 
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 3.3 RESEARCH DESIGN  
The overall research design is aimed at satisfying the research objectives that 
have been previously outlined.  
• RO1: Identification of the nature and characteristics of the carbon right 
in Queensland. 
• RO2: Determine the current understanding and market acceptance of 
the carbon right. 
• RO3: Analysis of the impact of the carbon right on those with a 
superior freehold or leasehold interest in land in Queensland 
• RO4: Identification of the adequacy of current valuation practice to 
value land that is subject a carbon right. 
• RO5: Identification of the issues a rural valuer should consider when 
valuing land subject to a carbon right. 
The research is designed in three stages as shown in Figure 3-1. 
 
 
Figure 3-1 Research Design 
  
Chapter 3: Research Design 59 
 Rigour and validity of the research process has been achieved through ensuring 
robustness in the research design as opposed to verification at the completion of the 
research process (Morse, Barrett, Mayan, Olson and Spiers, 2002). Strategies used to 
ensure the reliability and validity of this thesis included making the process of 
enquiry iterative and flexible enough to subvert any errors in the analysis stage. The 
researcher moved between the recruitment of participants, formulation of questions, 
literature and analysis of data to make ensure that the research objectives were 
satisfied. Although the research design establishes the designated research stages, in 
many instances participants were selected, data collected and coding of data 
commenced which would then further drive further purposive sampling. The stages 
of research are described below. 
3.3.1 Stage 1: Literature Review  
The completion of Stage 1: literature review contributed to the satisfaction of 
the following research objectives. 
• RO1: Identification of the nature and characteristics of the carbon right 
in Queensland. 
• RO3: Analysis of the impact of the carbon right on those with a 
superior freehold or leasehold interest in land in Queensland 
• RO4: Identification of the adequacy of current valuation practice to 
value land that is subject a carbon right.   
A review of academic literature is contained in Chapter 2 of this thesis. In 
addition to a review of relevant literature Chapter 2 uses doctrinal analysis to identify 
and analyse primary legal sources of information. Doctrinal analysis is undertaken in 
reviewing the current legal and policy framework for carbon trading and carbon 
rights in addition to an analysis of the meaning of value and discussion of rural 
valuation case law. 
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 3.3.2 Stage 2: Semi-Structured Interviews 
The research phase of Stage 2: semi-structured interviews will contribute to the 
satisfaction of the following research objectives. 
• RO2: Determine the current understanding and market acceptance of 
the carbon right. 
• RO3: Analysis of the impact of the carbon right on those with a 
superior freehold or leasehold interest in land in Queensland 
• RO4: Identification of the adequacy of current valuation practice to 
value land that is subject to a carbon right. 
• RO5: Identification of the issues a rural valuer should consider when 
valuing land subject to a carbon right. 
The results of data analysed during the semi-structured interview process have 
been documented in Chapter 4 Participant perceptions: benefits and barriers to 
carbon sequestration project participation, Chapter 5 Participant perceptions: 
property rights issues and Chapter 6 Participant perceptions: valuation issues. 
There are many different methods of qualitative data collection and one 
method is through interviews. Interviews can obviously be either qualitative or 
quantitative. Quantitative interviews are generally structured or standardized and 
according to Bryman (2001) involve the researcher asking identical questions to each 
interviewee. Responses to the questions will be fixed so that statistical analysis can 
be undertaken on the answers. In contrast, qualitative interviews generally take the 
form of semi-structured or in-depth interviews which are generally more flexible 
with the researcher asking questions around a general theme without the discussion 
being constrained to set questions. This is in contrast to a completely unstructured 
interview that takes form as more of a conversation as opposed to a question and 
answer session (Bryman, 2001).  
The method of semi-structured interviews was chosen to undertake this thesis 
based on the limited prior studies in the topic area. The combination of some 
structured questions, asked of each interviewee and a more open discourse to extend 
the conversation to identify new issues that the researcher did not initially consider. 
According to Barriball and While (1994), semi-structured interviews are well suited 
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 to exploring complex and sensitive issues, seeking clarification of answers and 
taking into account the variations in professional background and experience of the 
interviewees. 
The benefits of undertaking a research study using semi-structured interviews 
to collect data were identified and discussed by Barriball and While (1994) and 
include the ability of the study to achieve higher response rates than would be 
achieved in a questionnaire survey. In addition, it is noted by Barriball and While 
that the face to face response may also motivate respondents to participate when they 
otherwise would have ignored a questionnaire (Barriball & While 1994 cited Gordon 
1975).  
One of the challenges with the application of semi-structured interviews is in 
achieving validity and reliability of the study. This is addressed in subsequent part of 
Section 3.3.2. 
With the varied perceptions and professional experience of the participants as 
outlined in Section 3.3.2 (profile of participants) of this thesis, this research is not 
well suited to a standardized questionnaire to capture those unique perspectives and 
professional experiences. Despite some standardized questions being used for all 
participants the flexible nature of the semi-structured interview allows those 
participants to focus on areas that are more relevant to them. It is noted that each of 
these participant groups uses a different vocabulary to communicate meanings. The 
semi-structured interview process allowed the researcher to change the words of the 
interview questions whilst retaining the same meaning. This process aids in ensuring 
the validity and reliability of this thesis. According to Bariball and While (1994) it is 
this conveyance of meaning which assists in standardizing the semi-structured 
interview process to facilitate comparability. 
In addition to altering language used in asking interview questions, the semi-
structured interview technique also allowed the researcher to probe the participant to 
achieve a more detailed response in certain areas that was aligned with the specific 
experiences of the individual. The benefit of this process is that it uncovered new 
issues that had not been previously considered by the researcher. Essentially the 
researcher is seeking to explore the knowledge and perceptions of the participants 
deeply as opposed to broadly. According to Hutchinson and Skodal Wilson (1992), 
this allows for clarification of issues of further interest or relevance that are raised by 
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 the participants. It may also allow the researcher to clarify inconsistencies in the 
participant’s answers and achieve a greater understanding of their perspectives. 
One of the primary considerations in achieving a valid research study using 
semi-structured interviews is dependent upon the interview schedule or questions 
asked. Denzin (1989) commented that a faulty design of the research tool has a 
distortion effect on the final results. Barriball and While (1994) make comment that 
the interview schedule needs to be exploratory enough to elicit abstract concepts 
such as personal perceptions and standardized enough to facilitate comparability 
between the respondents during the data analysis phase of the project. 
Participant selection 
The key findings in Chapter 2 literature review reveal that area of carbon 
sequestration in Australia has not received a significant amount of academic attention 
and has received only fairly limited attention in the general media.  That coupled 
with the many policy and legislative changes that have occurred in the area have 
meant that the broader community and even many professional groups do not have a 
significant knowledge of the field. For this reason it is not appropriate to adopt a 
random approach to sampling, i.e. ‘probability sampling’, (Maxwell, 2005). 
The method adopted to select participants for engagement in the study was 
purposeful sampling. A combination of sampling strategies were used to select the 
sample. The overarching and most dominant sampling strategy that was used was 
criterion sampling (Maxwell, 2005; Patton, 1990). Criterion sampling seeks to study 
cases that meet pre-determined criterion. In addition to criterion sampling, the other 
two sampling techniques that were engaged in this thesis were intensity sampling and 
snow ball or chain sampling. Intensity sampling identifies participants who provide 
information-rich sample with knowledge typical of a professional who has 
considered the topic fully without extremely unusual cases (Patton, 1990). In this 
thesis intensity sampling was enlisted to identify an information rich sample which 
identifies the intense knowledge base in the transdisciplinary group. Those with 
extreme views have not been sought out for representation in this sample. Due to the 
experience criteria, an understanding of or some experience with carbon 
sequestration, the sample group required a specific knowledge base. This limited the 
sample group significantly and for this reason snowball/chain sampling was also 
adopted. Snowball/chain sampling is a process of identifying an information rich 
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 sample or knowledgeable participants (Patton, 1990). Although this method of 
sampling has been documented as being useful to identify those who may be a part of 
a deviant group that is otherwise inaccessible (Atkinson & Flint, 2001), this method 
has also been adopted to identify the ‘most knowledgeable’ or ‘best’ resources 
through referrals and recommendations of others as established through their 
reputations. This method was not exclusively used by the researcher.  
In the first instance those with an established reputation in the field of carbon 
sequestration were approached and their recommendations sought to identify others 
of similar reputation and esteem. The initial group was identified through their prior 
work experience in the field of carbon sequestration, having been identified by 
industry organisations to contribute to thought leadership committees or present at 
industry conferences and seminars or having published opinion pieces in the area. 
Government sector representatives were identified because they employed in a role 
that had exposure to carbon sequestration projects. The sampling techniques adopted 
for this thesis are represented graphically in Figure 3-2. 
 
 
 
Figure 3-2 Purposeful sampling techniques adopted 
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 The sample was identified and interviewed to determine their awareness of the 
issues surrounding carbon sequestration rights and their views on the impact of the 
introduction of an emissions trading scheme on rural land in Queensland and to 
determine their understanding of rights to sequestered carbon as a unique property 
right and the treatment of this right when valuing rural land holdings subject to 
carbon rights. The sample was selected on the basis that it is information rich and 
able to contribute to the satisfaction of the objectives of this thesis. An information 
rich sample is fundamental to purposeful sampling (Patton, 1990). 
The criteria adopted for participant selection were; 
1. Participant belongs to a defined group 
2. Participants are experienced in their fields 
3. Participants are ‘experts’ 
A description of these criteria and rationale for their adoption is discussed in 
Table 3-1. 
Table 3-1 Criteria for purposeful sampling selection 
Criteria for sample selection Description of criteria Rationale for selection 
1. Participant belongs to a 
defined interest group. 
The participants were selected 
on the basis that they belong to 
one of the following identified 
groups: 
• Rural Valuer 
• Financier 
• Government Officer 
• Academic 
• Lawyer 
• Land holder (freehold or 
leasehold) 
• Environmental Scientist 
• Forrester/Carbon Project 
Aggregator 
• Policy Advisor 
• Landholder group or 
professional body advocate 
 
Participants belonging to these 
stakeholder groups were chosen 
on the basis that in their 
professional lives they are 
likely to be exposed to carbon 
sequestration projects. For this 
reason it is more likely that 
these participants will have 
formulated opinions on the 
topic. 
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 2. Participants are experienced 
in their fields  
Participants were chosen based 
on their duration of experience 
in their fields. Participants 
should have a minimum of five 
years professional experience in 
their field and ideally will have 
10 years professional 
experience. 
A minimum level of experience 
has been set at five years to 
ensure that participants have an 
understanding of their 
professional area and are able to 
contribute to higher level 
thinking on the topic of carbon 
sequestration. Five years was 
selected as a minimum because 
the first of the carbon 
sequestration projects 
participating in the voluntary 
market in Queensland were 
introduced around 2007. For 
those participating as carbon 
project managers, they are 
unlikely to have professional 
experience in excess of five 
years. 
3. Participants are ‘experts’  Participants should have 
engaged in ‘thought leadership’ 
activities in their field as 
evidenced through publication 
of academic articles and 
professional opinion pieces or 
have provided advice to 
professional bodies through 
sitting on committees. 
Carbon sequestration is a fairly 
new field of endeavor with 
relatively little published 
information on the topic. Those 
who are at the top of their 
profession providing thought 
leadership and guidance are in 
the best position to contribute to 
the discussion on the topic and 
to advance the body of 
knowledge. 
 
Participants belong to a defined interest group 
The research problem is at the intersection of many different disciplines 
including science for an understanding of the complexities and measurement of 
carbon in trees; law and jurisprudence for an understanding of the characteristics of 
carbon rights and their place within the property rights framework (Hepburn, 2009) 
and property valuation and finance to appreciate the impact that carbon rights may 
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 have on a landholders ability to finance rural land and ultimately its value and 
marketability. Although each of these disciplines could consider the research 
problem through the lens of their own professional background and discipline 
boundaries, this thesis has been designed to be transdisciplinary in nature. According 
to Prior and Boydell (2010) each of these discipline areas perceives carbon property 
rights as an extension of their discipline boundaries and provides useful insight into 
the meaning of a carbon property right. However Prior and Boydell (2010, p.13) note 
that, ‘the answer (or way forward) lies in contextualising these fragmented and 
disparate insights’. Prior and Boydell (2010) highlighted the importance exploring 
property rights in the natural environment, such as carbon, from a more integrated 
perspective. Specifically, they refer to pluridisciplinarity, interdisciplinarity and 
transdisciplinarity.  
A transdisciplinary approach was adopted in selecting research participants. 
Participants were chosen from the following groups. 
• Rural Valuers  
• Financiers 
• Government Officers 
• Academics 
• Lawyers 
• Agriculturalists including land holders (freehold or leasehold) 
• Environmental Scientists 
• Forrester/Carbon Project Managers or Aggregators 
• Policy Advisors 
• Landholder group or professional body advocates 
The selection of these participant groups was undertaken with a view to 
achieving a balance between theoretical perspectives and practical perspectives in 
various areas of practice including the most impacted group in this thesis, the 
landholders. These various discipline perspectives were integrated and synthesized 
into dominant themes and deviations from those themes. The process of coding and 
analysis is described in Section 3.3.3. 
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 Participants are experienced in their fields 
A minimum level of experience for participants has been set at five years. This 
was set as a minimum to ensure that participants have an understanding of their 
professional area and are able to contribute to higher level thinking on the topic of 
carbon sequestration. Five years was selected as a minimum because the first of the 
carbon sequestration projects participating in the voluntary market in Queensland 
were introduced around 2007. For those participating as project aggregators or 
carbon project managers, they are unlikely to have professional experience in excess 
of five years. 
Participants are experts 
All participants are experts in their fields. The notion of an expert means that 
these participants have knowledge in or about a particular field. Expertise comes in 
the form of epistemological expertise and performance expertise (Weinstein, 1993). 
Epistemological expertise relates to an ability to offer strong justifications for a range 
of propositions in an area and performance expertise relates to an individuals ability 
to perform a skill well (Weinstein, 1993). All participants are either epistemological 
experts, performance experts or both. This is evidenced by their contribution to 
thought leadership in their professional areas through committee or panel 
contributions or through publishing academic and practitioner based articles in their 
professional area. 
The process used to select study participants involved the following: 
• 32 emails were sent to pre-qualified individuals who demonstrated that 
they satisfied the three identified criteria for selection. This occurred 
over the period from August to October 2013. Potential participants 
were identified through representation on relevant professional body 
committees, publication of work on the topic, leading discussion in the 
area at industry conferences and employment that is involved in carbon 
projects or government policy and administration and professional body 
or advocacy group employment.  
• Initially a very small response rate was achieved from the first round of 
emails sent. Follow up telephone calls were then made. During this 
process many potential participants chose not to participate in this 
thesis because although they considered themselves to have expertise in 
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 their chosen professional field they did not consider they had sufficient 
expertise within the very specific area of carbon sequestration. 
• Many of those contacted who declined to be involved in the study made 
referrals to other professional who they considered to have a greater 
level of expertise in the specific area. In addition, at the completion of 
each interview the researcher would seek referrals of suitable applicants 
from the study participant. Eight of the participants were identified 
through referrals from other participants.  
• Many of the participants selected were located in various parts of 
Australia. Identifying a suitable time and location to conduct the 
interviews frequently involved numerous telephone calls and emails. 
For one participant the process involved 4 months, 8 emails and several 
telephone calls to establish an interview time. 
Profile of Participants 
The participant selection process used in this thesis resulted in a sample size of 
16 participants.  The profile of participants is outlined in Table 3-2. 
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 Table 3-2 Profile of participants 
Participant Sex Primary expertise Secondary 
expertise 
Duration of 
primary 
experience (in 
years) 
P1 M Agriculturalist Scientist 20+ 
P2 M Agriculturalist Nil 20+ 
P3 M Rural valuer Agriculturalist 20+ 
P4 M Forester Scientist 20+ 
P5 M Lawyer Agricultural 
finance 
1-5 
P6 M Carbon project 
manager 
Scientist 1-5 
P7 F Forester Scientist 6-10 
P8 M Academic Property valuer 
(including rural) 
20+ 
P9 F Scientist Agriculturalist 10-20 
P10 F Agricultural 
advocacy  
Lawyer 1-5 
P11 F Academic Lawyer 6-10 
P12 M Rural valuer Nil 20+ 
P13 M Agricultural 
finance 
Rural valuer 20+ 
P14 M Government 
Officer 
Nil 10-20 
P15 M Rural valuer Nil 20+ 
P16 M Academic Property valuer 
(including rural) 
20+ 
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 The participant sample is broad in experience and representative of both males 
(12: 75%) and females (4: 25%). Many of the participants have a primary area of 
expertise and then a secondary area of expertise. Where the duration of primary 
experience is less than 5 years the participants all have professional experience 
inclusive of their secondary experience in excess of 5 years are considered to be 
experts in their field. The profile of participant expertise is shown in Table 3-3. 
Table 3-3 Participant professional experience profile 
Professional experience Primary 
experience 
% of total Primary and 
secondary 
experience 
% of total 
Agriculturalist 
 
2 12.5 4 14.29 
Rural Valuer 
 
3 18.75 6 21.43 
Forester 2 12.5 2 7.14 
Lawyer 1 6.25 3 10.71 
Carbon Project Manager 1 6.25 1 3.57 
Academic 3 18.75 3 10.71 
Scientist 1 6.25 5 17.87 
Advocacy Group 1 6.25 1 3.57 
Finance 2 6.25 2 7.14 
Government Officer 1 6.25 1 3.57 
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 The profile of participants’ primary expertise is shown in Figure 3-3. 
 
Figure 3-3 Participants' primary professional experience 
 
The profile of participants’ primary and secondary professional experience is 
shown in Figure 3-4. 
 
 
Figure 3-4 Participants' combined primary and secondary professional experience 
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 Instruments 
A thorough review of literature, as described in Chapter 2 of this thesis, 
informed the selection of interview questions for the study. All participants were 
asked to describe their professional experience and the duration of practice in their 
field. Following these preliminary questions the following research questions were 
identified for inclusion in the interviews. As stated in Section 3.2.2 of this thesis the 
semi-structured interview stage of this research was designed to contribute to the 
satisfaction of the following research objectives: 
• RO2: Determine the current understanding and market acceptance of 
the carbon right. 
• RO3: Analysis of the impact of the carbon right on those with a 
superior freehold or leasehold interest in land in Queensland 
• RO4: Identification of the adequacy of current valuation practice to 
value land that is subject a carbon right. 
• RO5: Identification of the issues a rural valuer should consider when 
valuing land subject to a carbon right. 
The research questions asked were designed to contribute to the satisfaction of 
research objectives. These questions are detailed in Table 3-4.  
Table 3-4 Interview questions 
Interview Question Targeted 
participant 
group 
Relates to 
research 
objective 
1. How would you describe your understanding of the policy 
and legal framework concerning carbon sequestration 
projects? 
All RO2 
2. What is your understanding of carbon sequestration 
projects? 
All RO2 
3. What is your view of the science behind climate change? All RO2 
4. What are the positive and negative impacts of carbon 
sequestration projects for landholders? 
All RO3 
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 5. What are the likely responsibilities of the landholder in a 
carbon sequestration project? 
All RO3 
6. Are you in favour or opposed to a market based system for 
carbon pricing? Why? 
All RO2 
7. Are you aware of the existence of carbon agreements to 
support the carbon abatement right? What are some of the 
important inclusions in a carbon agreement? 
All RO3 
8. Are you aware of the carbon abatement right in 
Queensland? How does it differ from a profit a prendre? 
All RO2 
9. How would a carbon right change the value of the land? All RO3 
10. If you owned a rural property would you consider 
participating in a carbon sequestration project? What might 
prevent you from becoming involved? 
All RO2 
11. Do you think involvement in the scheme would make 
agricultural land easier or more difficult to sell? 
All RO2 and 
RO3 
12. Is carbon sequestration a legitimate use of agricultural 
land? 
All RO2 
13. Do you think financiers would lend against land that is 
subject to a carbon right? 
All RO2 
14. Is there any agricultural land that is more suitable for 
carbon sequestration projects? 
All RO5 
15. Do you think there will be any increase in the value of 
rural land generally because of the new potential income 
stream through carbon sequestration 
All RO2 and 
RO3 
16. Have you planted trees on your property before? If so: 
a) for what reason? 
b) were you given any financial support or grants to plant the 
trees? 
c) were these trees managed by a party other than yourself? 
Landholder RO2 
17. Would you prefer to plant and manage trees yourself? Landholder RO3 
18. Do you think planting trees has environmental benefits Landholder RO3 
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 for your property and beyond your property? 
19. Do you think rural landholders have a responsibility to 
manage their property to provide wider benefits for the 
whole community? 
Landholder RO3 
20. Would you only be involved in a carbon sequestration 
project if it was of more benefit economically? 
Landholder RO3 
21. Would tree planting make your property easier to sell? Landholder RO2 and 
RO3 
22. How is planting trees viewed in your community? Landholder RO2 
23. What are the main barriers to prevent you from planting 
trees on your land? 
Landholder RO3 
24. Does your bank have a policy concerning carbon rights? Financier RO3 
25. How would your bank view an application for finance on 
land subject to a carbon right that is registered on title? 
Financier RO2 and 
RO3 
26. Would your bank consider the application differently if 
the trees were managed by a third party? 
Financier RO3 
27. What is the greatest concern for the bank with respect to 
carbon sequestration projects? 
Financier RO2 
28. Which valuation methodologies do you commonly use to 
value rural property? 
Rural Valuer RO4 
29. If you were valuing a parcel of land that is subject to a 
carbon right: 
a) what methodology would you use 
b) what factors would you consider 
c) would you look at the carbon agreement. 
d) If so, what are the elements of the carbon agreement 
that you would be looking for? 
Rural Valuer RO4 and 
RO5 
30. Is there a more appropriate methodology for valuing land 
that is subject to a carbon right? 
Rural Valuer RO4 and 
RO5 
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 The interview process 
All interviews were arranged and conducted by the researcher. The majority 
(13) of interviews took place in person between the researcher and the participant 
between October 2013 and April 2014. Of the 13 interviews that were undertaken in 
person, seven were in Brisbane, two in Hobart, three in Sydney and one in 
Toowoomba. Two interviews were undertaken using Skype and there was one 
telephone interview. 
Interviews ranged in duration from 25 minutes to 2 hours and 22 minutes.  
Typically interviews were between 40 minutes and 1 hour in duration. During the 
interview process the researcher was able to vary the interview questions to make 
them appropriate to the participants’ professional experience and expertise. Changes 
were made to the interview questions in some cases with not all of the pre-
determined interview questions being asked to focus more on the specific 
experiences that the participant may have. In asking the questions the researcher was 
mindful of the potential for the process to be distorted by the bias of the personal 
interview and experiences of the interviewer. The researcher remained aware of 
remaining unbiased and neutral during the questioning process. This was also 
paramount in the design of the questions to ensure they are not leading the 
participant to a particular answer.  
Interview data was recorded using voice recording software and transcribed 
into a word document. Five of the interviews were transcribed by an external party 
with the remainder of interviews being transcribed by the researcher. Transcribed 
interviews varied in length from 6 pages to 26 pages with all but two interviews over 
10 pages. Interview transcripts were imported into Nvivo 10 software to assist in the 
coding and analysis of interview data. 
3.3.3 Process of coding and analysis 
As previously described the interviews were digitally recorded and then 
transcribed into a word document. The word document was then directly imported 
into Nvivo 10 software to assist in the coding, classification and analysis of data. 
The overall method of analysis that was adopted to analyse interview data was 
content analysis. According to Schreier (2012) content analysis is the ‘method used 
for describing the meaning of qualitative material in a systematic way. This is 
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 undertaken using a coding framework. In this thesis coding was undertaken in three 
stages.  
Stage 1 Coding and analysis: structural coding 
The first stage in the interview data analysis process was undertaken through 
structural coding. Structural coding is the term used to describe the process of 
applying a phrase or question to a segment of data to categorise the data for 
comparison, differences and relationships (Saldana, 2013). Structural coding was 
undertaken using the autocode function within Nvivo 10 to identify all of the 
participants responses to pre-determined interview questions. This resulted in large 
segments of text on fairly broad topics and was used from which to conduct more 
detailed qualitative analysis and where possible some basic frequencies (Namey et al, 
2008). 
Structural coding was useful as an initial method of coding however due to the 
nature of the semi-structured interview process not all questions were asked of all 
interview participants and frequently questions asked were in addition to those in the 
interview question instrument. Variations were frequently based on varying time 
constraints for participants and variations in expertise and experience. The results of 
structural coding created through questions asked of interview participants can be 
seen in Figure 3-5.  
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Figure 3-5 Structural coding outcomes 
Following structural coding a more detailed coding process was undertaken. 
There are a number of different strategies used by qualitative researchers for coding 
data based upon either theory or data strategies (Miles & Huberman, 1994, Saldana, 
2013). The more comprehensive coding and analysis techniques are described in 
Stages 2 and 3.  
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 Stage 2 Coding and analysis: Descriptive, attribute, simultaneous coding and 
sub-coding 
The coding of this interview data was then undertaken using a combination of 
concept and data driven strategies (Schreier, 2012) as no theory had been developed 
at this stage of the thesis. The initial topic headings were generated from the research 
objectives and initial consideration of interview data generated from the conduct and 
transcription of the interviews. This process involved the creation of codes 
inductively by systematically processing the data (Schreier, 2012).  
The coding methods that were adopted for Stage 2 of the coding data analysis 
were descriptive coding, attribute coding, simultaneous coding and subcoding 
(Saldana, 2013; Miles & Huberman, 1994; Gibbs, 2002; Gibbs, 2007; Wolcott, 1994 
Bazeley, 2003; DeWalt & DeWalt, 2011; Loftland et al., 2006)  
According to Saldana (2013, p.262) descriptive coding ‘assigns labels to data 
to summarise in a word or short phrase, most often a noun, the basic topic of a 
passage of qualitative data’. During the descriptive coding process the interview 
transcripts were reviewed and coded the primary topics included in the interview 
data were identified and coded for categorisation. The interview data was coded in 
larger passages of text, usually paragraphs. This was done with a view to preserving 
the context around the central point to fully understand the meaning of the data. Due 
to variations in meanings the paragraph contains there were many examples during 
the coding process of simultaneous coding. Simultaneous coding relates to two or 
more codes being applied to the same passage of text (Saldana, 2013).  
Following the application of descriptive and simultaneous coding, codes were 
generated through this inductive, data driven process. The sub coding process 
introduces second order codes assigned following the primary code to detail or 
enrich the entry (Saldana, 2013). This results in ‘nested coding’ and when using 
NVivo 10 results in ‘parent’ and ‘child’ codes. 
The other coding method that was adopted during Stage 2 of analysis of the 
interview data attribute coding. Attribute coding was applied at the beginning of each 
data set describing the participants duration of experience in their field and 
participant group that they belong to. These attributes were also collected to ensure 
that the participants met the criteria for inclusion in the sample.  
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 Stage 3 Coding and analysis: Theming the data  
From the initial two stages of coding the coded data the researcher then 
undertook the process of ‘theming’ the data. DeSantis and Ugarriza (2000, p.362) 
defined a theme as ‘an abstract entity that brings meaning and identity to a recurrent 
[patterned] experience and its variant manifestations. As such, a theme captures and 
unifies the nature or basis of the experience into a meaningful whole’. The data was 
themed into overall themes, which were then refined. The refined themes became the 
framework to analyse and document the outcomes of the data analysis. 
3.3.4 Stage 2 Coding and analysis: Practical implications 
Following on from the semi-structured interview process a documentary 
analysis was undertaken of publicly available information on 3 properties that are 
subject to carbon sequestration projects. These projects will include one that is not 
subject to registered carbon rights, one with a profit a prendre registered on title and 
one with a registered carbon abatement interest.  
This stage of the research will contribute to satisfying the following research 
objectives: 
• RO1: Identification of the nature and characteristics of the carbon right in 
Queensland. 
• RO3: Analysis of the impact of the carbon right on those with a superior 
freehold or leasehold interest in land in Queensland. 
• RO4: Identification of the adequacy of current valuation practice to value 
land that is subject to a carbon right. 
• RO5: Identification of the issues a rural valuer should consider when 
valuing land subject to a carbon right. 
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 3.4 RESULTS 
Following completion of Stage 1: Literature review and Stage 2: Semi-
structured interviews and property observation analysis the data will be triangulated 
to present the final results. Triangulation allows collection of data from more than 
one source. This will capture the various dimensions of the issues to create a deeper 
understanding of the topic. From this process conclusions will be drawn and areas 
worthy of further academic research but outside of the scope of this thesis will be 
identified. The results will be discussed and conclusions drawn in Chapter 8. 
3.5 ETHICS AND LIMITATIONS 
All research undertaken at QUT by researchers and research students must be 
fully compliant with the QUT Code of Conduct for Research which is based on The 
Australian Code for the Responsible Conduct of Research (QUT, 2014). To ensure 
that research complied with any relevant ethical considerations an application was 
prepared and submitted to the Research Ethics Unit, QUT for ethical clearance. The 
application comprised the research information sheet and participant consent form 
(Appendix A) and recruitment email (Appendix B). This information provided 
participants with information relating to the researcher, addressed ethical issues 
pertaining to the research and addressed ethical issues and any risks that are relevant 
to the participants as well as a complaints procedure should participants be 
dissatisfied with the researcher’s compliance with ethical considerations. The 
research was deemed to be ‘low risk’ by the Research Ethics Unit, QUT and 
approval was granted to the researcher to undertake the research (QUT Ethics 
Approval Number 1300000539). This thesis was undertaken in full compliance with 
the specifications of the Research Ethics Unit, QUT. 
Carbon sequestration is a relatively new agricultural endeavour and as a 
generalisation the concept has been slow to gain traction within the agricultural 
community. For this reason there are very few participants in the market with a 
detailed knowledge of carbon farming projects. This meant that the sample size used 
in this thesis was smaller than originally anticipated due to an inability to identify 
further participants who satisfied the sample selection criteria within the timeframe 
for undertaking the research. However, the researcher is satisfied that the sample 
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 selected represents a group with optimum knowledge of carbon sequestration 
projects currently in the market. 
The number of projects analysed in Chapter 7 Project observation analysis was 
limited to three due to the lack of available project data in Queensland. One of the 
projects, Project 1, is located in Tasmania. Despite the thesis being based in 
Queensland the Tasmanian example offered a unique view of participation in a 
carbon sequestration project in that the duration of the project is limited to a 25 year 
involvement and the carbon right is not registered on title for the majority of the lots 
that the project comprises. The carbon abatement interest that is registered on title in 
Project 3 was the only carbon abatement interest that the researcher is aware of in 
Queensland following an extensive review of Queensland land titles at the time of 
writing this thesis. Although the limited number of project examples is a limitation in 
the research data, the researcher is satisfied that this is representative of the very 
limited number of carbon sequestration projects currently existing.  
82 Chapter 3: Research Design 
 Chapter 4: Participant perceptions: benefits 
and barriers to carbon 
sequestration project 
participation 
4.1 INTRODUCTION 
The literature review undertaken in Chapter 2 of this thesis showed that there is 
a lack of academic literature regarding the knowledge and understanding of 
participants in the market place regarding carbon sequestration and the impact on 
rural land. Semi-structured interviews have been conducted in accordance with the 
research design and methodology outlined in Chapter 3 of this thesis. The results 
from semi-structured interviews are contained in Chapters 4, 5 and 6.  
Chapter 4 contains the results and analysis from the semi-structured interviews 
to document participant perceptions as to the benefits and barriers of carbon 
sequestration project participation with a view to answering the primary research 
question ‘What impact to carbon rights have on rural land and valuation practice in 
Queensland? 
The contribution that the semi-structured interviews make to the overall 
research design is presented visually in Figure 4-1. 
 
Figure 4-1 Research design - semi-structured interviews 
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 The objective of undertaking semi-structured interviews was to develop an 
understanding of the nature and characteristics of the carbon right in Queensland 
(RO2) and to understand the impact that the carbon right has on the superior interest 
in land, i.e., freehold or leasehold rural land in Queensland (RO3). The method in 
identifying participants, collecting and analysing interview data is discussed in 
Chapter 3 Research Design and Methods. As discussed in Chapter 3 of this thesis, 
the semi-structured interviews are designed to explore the topic deeply with a sample 
that has knowledge and experience in the area of carbon sequestration. As such, the 
participant comments have been included to an extent that provides context and 
explores the conforming and divergent participant views on the topic. 
This chapter is structured using the emerging themes that were identified 
through the coding and analysis of interview data, as described in Chapter 3 
Research Design and Methods.  
This chapter discusses the primary drivers and barriers to carbon sequestration 
projects. One of these barriers is the participants’ impression of climate change 
science, which underpins the overall topic (Section 4.2). It was found that 
participants with a background in science have an unequivocal belief in the science 
of climate change and all other participants are accepting of the science of climate 
change but have some level of reservation primarily due to alternative views 
expressed in the media.  
Section 4.3 discusses the topic of land use considerations, which may be seen 
as a barrier to the introduction of carbon sequestration projects.  Although it is 
considered by most participants that carbon sequestration is not a viable use for 
prime cropping land, there are many instances where carbon sequestration can be 
adopted with other agricultural uses such as grazing and may provide many co-
benefits.  
Section 4.4 explores the positive impacts of carbon sequestration projects 
where the many benefits are explored. These include the economic benefits and the 
potential for improved agricultural land management and improved bio-diversity.  
The barriers to carbon sequestration projects are addressed in Section 4.5. It is 
shown in this section that the primary barriers to carbon sequestration projects are a 
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 lack of policy clarity and certainty, a lack of understanding by landholders and the 
extended duration of the projects to satisfy Kyoto permanence requirements.  
4.2 IMPRESSIONS OF CLIMATE CHANGE (RO2) 
At the foundation of carbon sequestration and emissions trading is the belief in 
climate change and that a carbon sequestration project will make a positive impact to 
counteract global warming. The Convention on Climate Change (United Nations, 
1992) and the subsequent Kyoto Protocol (United Nations, 1998), identified 
emissions trading as one of the mechanisms to reduce green house gas emissions. 
Obviously carbon, as stored in trees, is one of the greenhouse gasses applicable to 
any emissions trading or offsets scheme. 
The participants who were asked about their belief in the science regarding 
climate change were evenly split as to whether they believed strongly in the science 
surrounding climate change or were uncertain. Seven participants (50%) expressed a 
certain unequivocal belief in the phenomenon of climate change and the science 
surrounding climate change and seven participants (50%) expressed some degree of 
uncertainty surrounding the science or interpretation of the science concerning 
climate change.  
4.2.1 Strong belief in climate change science 
Of the participants with a strong belief in climate change, (P4, P6, P7, P9) all 
have a background in a field of science (either primary or secondary professional 
experience) although none of the participants are climatologists. Similarly those 
participants who have a background in science very strongly articulated their belief 
in the science surrounding climate change. Participant 6 (carbon project manager and 
scientist) stated ‘I personally think it is solid and it’s quite clear that a clear majority 
of climate scientists have proven that climate change is happening and it is a result 
of human activity’. Similarly participant 9 (scientist and agriculturalist) expressed a 
similar level of certainty when she stated,  
‘I don’t think you can really have a view or an opinion about something that 
10,000 scientists have all agreed to… There is an enormous amount of 
misinformation. 98% of articles that are published all confirm the current 
science so there really is no dissenting voice except in the media and that is 
not from climate scientists. I have not heard a single climate scientist come 
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 out and say they don’t believe it. I have heard many other scientists who 
claim to be something else usually associated with some sort of business’. 
Some of the participants made mention of climate cycles and the occurrence of 
more extreme weather events. Participant 4 (forester and scientist) expressed the 
view,  
‘Absolutely it’s real. I guess the critical issue…and I think a lot of people get 
bogged down in individual events…this event or that event, is it climate 
change? Or is it not? It’s irrelevant. All of that debate about “…are the fires 
that just ravaged Victoria – is it a climate change event or not?” Well it’s 
pretty irrelevant really – in terms of the nature of the debate. The issue is, is 
that climate change is a macro effect that’s impacting on the entirety of our 
environment and every event is the consequence of the environment …that’s 
the hand of cards that we’ve been dealt with the environment, everything 
that happens and every event is affected by this interactive climate change 
process. The criticality in the process of climate change is the rate of 
change’. 
Participant 7 (forester and scientist) expressed a strong belief in climate change 
and that human behaviour has an impact on climate change. She said: 
‘I believe climate change is an issue…I do believe that human influences 
have an impact. I believe that it’s very complex and I wouldn’t profess to be 
able to tell you any of the specifics myself and I think that…well I 
can…explain some of the processes but I think a lot of the public debate 
around, you know, ‘is it true?’, ‘isn’t it true?’ and all that sort of thing is 
really wasted energy. I think that there’s been enough evidence now that our 
emitting behaviour  - for want of a better way of putting it - and other 
environmentally impacting behaviours, are having a negative effect on, I 
guess, the health of our atmosphere’. 
Participant 8 (academic and property valuer) also commented that human 
activity is contributing to changes in the climate and the outcome of this is seen in 
extreme weather events such as severe storms and droughts. Participant 8 further 
commented that there is some contention that climate cycles are long and that 
changes may be part of the climate’s natural cycles. However, he stated that he 
believes that human activities play a part in climate. He said: 
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 There’s another view, and quite frankly, it may well be just as valid, which is 
that there are very, very long cycles in climate change…, but as I understand 
they run for twenty, thirty, fifty thousand years. And we haven’t been here 
that long to have any knowledge of it. But what does concern me, and I’ve 
said this in a number of talks, that if as I suspect that it’s an amalgam of 
both. I think that if the changes occurring are part of a broader, more 
normal, massive climate change of the Earth, that represents problems I 
think for us because it means that there may be over shadowing any impact 
from human entry onto the climate scene. Uncertainty regarding climate 
change science… Now I think it’s an open question about what’s causing it, 
but the simple fact is that it’s something we have to accommodate. I don’t 
think it’s an argument that we need to have, even a question needs to be 
raised about who’s causing it. It is occurring’. 
4.2.2 Uncertainty regarding climate change science 
Those participants who expressed a level of uncertainty regarding climate 
change science were from a variety of backgrounds including rural land owners (1), 
rural valuers (3), rural land advocacy (1),  academics (1) and government offer (1). 
All of these participants do not have a background in science and most were 
uncertain because of the varying opinions that are expressed in the media and 
political realm concerning the science surrounding climate change. A common theme 
within this participant group was a belief that the climate was in a state of change but 
some degree of uncertainty as to what is causing this change. Participant 3 (rural 
valuer and agriculturalist) stated:  
‘My standard line is that climate is always changing. The important question 
is ‘is there climate change?’ – yes. Is there climate change caused by human 
interactions? That is the bit I don’t know fully. The majority of scientists say 
yes – some say no. Certainly I always believe that the climate is always 
changing.’  
A lack of empirical data provided by climate change scientists to support their 
views was noted by participant 14 (government officer) when he stated:  
‘I’m not a climatologist. I consider myself a reasonably intelligent person 
and I think I can try and interpret the evidence but it is a highly technical 
area and there are scientists who are strongly in favour of it and other 
scientists who are strongly against it. There seems to be a disparity of views 
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 and I’d almost suggest within the scientific community that they have 
forgotten to be scientists and have become too emotive in the debate rather 
than sitting down and actually distilling what it is. In most sciences it is nice 
to have high quality empirical data to base your assumptions or your 
analysis on. I don’t know whether that high quality empirical data exists in 
climatology. I know we have records but I don’t know enough to say one way 
or the other.’ 
Participant 2 (agriculturalist) commented that he believes the climate is 
changing. However, the cause of change remains uncertain. He said: 
‘I find it very hard to find the truth. I think probably most issues I can 
provide two very powerful arguments either way. I think most people realise 
that. I understand that we are definitely in a climate change situation no 
matter how it is caused. I’d say short term with those things its fairly tough 
on a farm. I know it’s only a nanosecond in history but in the last 20 years it 
has been - winters is all over the shop, it really is. Climate change has 
affected us but maybe we are in a zone that is not a wet zone. Definitely 
something is changing. I don’t know why. I am not prepared to say who or 
what is causing it to change’.  
For those participants working in the area of rural valuation there seemed to be 
a commonality to their beliefs concerning climate change. Two of these participants 
commented that their belief in the science surrounding climate change is not 
important. Their role is to interpret the effect of government policy and legislation 
concerning environmental issues rather than interpreting the science itself. This is 
evidenced in comment made by participant 15 (rural valuer) when he stated ‘I’m not 
necessarily a believer but I’m not a disbeliever either. It is not my job to be one or 
the other. I will just assess the policy and the impact at the end of the day’. Similarly 
participant 3 (rural valuer and agriculturalist) commented: 
 ‘It doesn’t matter what I believe it really is the policy framework that you 
have to work within. If the government says that this is what we believe and 
we have made this legislation then how does that legislation affect the 
farmer and that sort of thing. That is what I am interested in rather than 
whether or not the science is right’. 
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 An analogy was drawn by participant 15 (rural valuer) between the accuracy of 
climate change science and water reform. He stated:  
‘I’m wary of some of the science particularly in my experience with water 
reform because I know that the data is not right. I’ve spoken to people in the 
department who will say ‘you are right… it’s not right, but it’s the only data 
we have got.’ That causes a bit of frustration. It is not my problem at the end 
of the day – I’m only a valuer but when you are trying, when you are talking 
with stakeholders, we get involved in policy at different stages I suppose. We 
talk with landholders to environmentalists who have got a view and then you 
have got the government department in the middle you are seeing all sides of 
the story but it is frustrating for the landowners who we deal with on a daily 
basis. It’s difficult for them, they have negotiated their way through a 
process and what we have for them now is tremendous.’ 
The degree of uncertainty expressed by participants when asked about their 
belief in the science surrounding climate change is reinforced by alternative views in 
the literature and popular media. Whilst this thesis does not provide a scientific 
analysis of the validity of the science of climate change a review of the more 
mainstream policy and legislative documents is sufficient to explain the lack of 
certainty by the participant group.  The level of uncertainty by participants when 
considering the science surrounding climate change could be considered to be a 
significant barrier to the implementation of carbon sequestration projects. Another 
potential barrier to carbon sequestration projects is the competing agricultural uses 
for which the land could be utilised. 
4.3 LAND USE CONSIDERATIONS (RO2, RO3) 
When considering the potential of a parcel of land for inclusion as a carbon 
project a number of considerations identified by the participant group. The dominant 
themes identified were considered as to whether a carbon project should focus on soil 
carbon or on carbon stored in trees (Section 4.3.1), the suitability of some climatic 
zones over others for carbon sequestration projects (Section 4.3.2) and the balance of 
competing land uses (Section 4.3.3). 
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 4.3.1 Type of carbon capture: soil carbon v tree carbon 
This thesis is based on the capture of carbon in trees so the discussion 
regarding carbon capture in soils was in some cases limited. However, some 
participants had fairly strong views on the capture of carbon in soil. Although there 
was no opposition by participants who discussed soil carbon the common theme was 
that it is difficult to account for soil carbon and that soil carbon is particularly 
variable to drought periods and can be easily diminished. This was recognised by 
participant 4 (forester and scientist) who saw the benefits of measuring carbon in 
trees as opposed to carbon in soil. In contrast trees were seen to be more tangible 
than soil carbon by participant 4. He said:  
‘we were very sceptical about soil carbon because of its liability. But the 
beauty of the trees was that they were tangible – you could drive out and see 
them’. 
The risks concerning soil carbon variability were also identified by participant  
1 (agriculturalist and scientist). He stated:  
‘You only have to go a short distance and the carbon levels will change. 
When I bought property in the traprock country… Depending on where you 
actually took those (carbon) measurements would depend on how much 
carbon would be there.’ 
The perspectives expressed by participants 1 and 4 are not at odds with the 
literature.  Sheehan and Kanas (2008) propose that there is a gap in the knowledge of  
soil science which places serious doubt on the ability to adequately conceive rights to 
carbon in soils that are proprietary in nature to enable them to be traded effectively. 
At this stage the conception of carbon rights in trees is more measurable and 
conceivable. 
4.3.2 Climatic zones 
A theme that was identified and discussed by many of the participants (P1, P2, 
P3, P4, P6, P7, P9, P10, P12, P15) was the overall suitability of land for carbon 
sequestration projects and the fact that this suitability may vary across Queensland. 
The observations made by participants were that it was either certain climatic zones 
that were preferable for carbon sequestration projects where trees would grow more 
easily or that all country was potentially suitable for carbon projects but it would be 
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 more isolated pockets of land within any farming property. The opinion was 
expressed by participant 1 (agriculturalist and scientist) that carbon sequestration 
should only go on inferior country and zones of superior farming land, such as the 
Darling Downs in Queensland should not include carbon sequestration unless it is a 
strategy to improve land management. He said:   
‘If you obviously got into the Darling Downs there is not very much inferior 
country so you wouldn’t plant very many trees there unless you did it for 
shade lines or other positive commercial outcomes but if you got into a very 
inferior area it could be that virtually 100% of that should be planted to 
trees if you are making a decision on behalf of society which is very hard to 
implement in a commercial world’.  
Further comment was made by participant 1 that:  
‘the least productive country and quite often when you get to the top of hills 
there is not much top soil up there so it is not productive country but if you 
grew some trees there it wouldn’t be so bad. For that reason I shouldn’t say 
never but there could be certain sections of the landscape where it would be 
ok. I suppose I am really saying is that it is not so much districts it is really 
isolated pockets’. 
The importance of aligning the right timbers with climatic zones was 
highlighted by participant 3 (rural valuer and agriculturalist). He said: ‘…. if it’s not 
in the right spot with the right timbers to grow then it is not even an issue. It is 
doesn’t stack up as far as the economics and the risk factors go then it’s not worth 
doing.’  
Participant 6 (carbon project manager and scientist), who is based in Tasmania, 
highlighted the importance of appropriate climatic conditions to sequester carbon and 
commented that, areas like Tasmania are very suitable for sequestration projects 
because of the climatic conditions. Of equal importance is that the land holders in 
Tasmania are possibly more open to alternative income streams and may be more 
willing to embrace carbon sequestration projects. He said:  ‘I think Tasmania is very 
suitable not only because of the soils and the rainfall but because we have land 
owners here who are obviously quite open to trying new things’.  
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 The suitability of Tasmania for carbon projects as opposed to parts of 
Queensland was highlighted by participant 9 (scientist and agriculturalist) when she 
said:  
‘…why it has worked well in Tasmania is that there is the largest storage of 
carbon of any forests in the world in Tasmania. What happens is that the 
growth is really really slow and so it is more dense wood and we get really 
massive trees so there is more carbon. We have the biggest eucalypt trees in 
the world so it is a completely different scenario to, if you are talking 
western Queensland or the arid zone areas you have got some scrubby 
looking mallee style tree that is only a few metres high that is not going to 
store much carbon’.  
Further, participant 9 suggested that the carbon storage capacity may be greater 
in the soils in the arid zones than in the trees themselves. However, she further 
commented that there is still a measureable uptake of carbon in the trees in an arid 
zone but at the current price of carbon per tonne carbon sequestration projects may 
not a viable in the arid zones. She said:  
‘The carbon capacity there is probably more in the soil than it is in the 
forests. That’s not to say you don’t get any measurable uptake because you 
do – you do a change it is just about at the current price, say you are saying 
it is $10 per tonne then it wouldn’t really be worth it.’ 
When discussing climatic zones suitable for timber growth participant 7 
(forester and scientist) identified the importance of climate zones and soil types. In 
her past experience in forestry there were specifically targeted areas as being more 
suitable for tree growth. Further, participant 7 identified other factors that determined 
the suitability of a site or zone for the purpose of forestry including suitability of the 
land and alignment with an appropriate tree species in addition to market forces such 
which determine the value of property in a particular zone. She commented:  
‘We also considered a lot of strategic aspects, property value of course – 
property price was a critical consideration and in terms of, I guess, our 
participation in the property market in those communities, we really tried 
not to, I guess, pay for property outside what we perceived to be the market 
value for the alternate best planned use of those properties. And that was 
very important to us and we rejected many properties that would have been 
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 suitable from a biophysical perspective the basis that, you know, the asking 
price was too expensive.’  
In contrast to the slow growth eucalypt forests in Tasmania that continue to 
sequester carbon over their long growth cycle, many of the naturally growing 
vegetation in parts of Queensland will not continue to sequester carbon after its first 
growth cycle. participant 9 (scientist and agriculturalist) said:  
‘They (mulga) might grow quite rapidly in that first sequestration phase 
which is when the projects for sequestration are most viable is when they are 
growing quickly because when it is standing and it is a big mature tree it is 
not really storing much – it is not sequestering carbon any more. 
Sequestration is part of the growth phase’. 
When discussing vegetation in Queensland participant 10 (advocacy group and 
lawyer) reinforced the view that there is a lot of country in Queensland that is not 
suited to growing forests. She stated:  
‘I guess because there is a hell of a lot country that is just not suited to high 
density trees and the amount of carbon that they can sequester – so apart 
from some of the coastal strips and some of the other little areas that 
probably are noted to be of interest, there’s just a lot of poor quality land 
out there or land that’s not suited to that’. 
 Similarly participant 12 (rural valuer) notes that there is little opportunity to 
sequester carbon in trees in the really arid areas. He said: ‘In the arid areas is 
virtually a waste of time trying to get carbon sequestration going because everything 
is so sedentary’. 
It was noted by participant 10 (advocacy group and lawyer) that much of the 
land that would be suitable for carbon sequestration projects would also be 
considered to be prime agricultural land. She made comment that: 
‘…a strip that is about 150km around the coast like most areas – so right up 
the eastern seaboard. There’s a lot…probably parts of the Downs country 
through there in Toowoomba, a bit further than 150kms – I would almost say 
SIQ – what we call SIQ form the border of St George up towards Central 
QLD, there’s quite a good quality strip of land in there and it’s also prime 
agricultural land so it’s been recently noted by the land audit in terms of 
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 being high quality ag (agricultural) land. So it probably matches over the 
top of that in most areas’. 
The interview data shows that land that would be most suitable for carbon 
sequestration projects may also be suitable as agricultural land. Alternatively it may 
be that there are zones within an agricultural property that may be suitable for carbon 
sequestration. 
4.3.3 Agricultural land use 
 
There was a concern among many of the participants that the permanence 
requirement for carbon sequestration projects would mean that the allocated land is 
tied up for carbon storage and would limit certain agricultural pursuits. Ten of the 
participants (P1, P2, P3, P6, P7, P9, P11, P12, P14, P15) were specifically asked for 
their impressions of whether carbon sequestration was a legitimate use of agricultural 
land. Nearly all of these participants responded in the affirmative that carbon 
sequestration was a legitimate use of agricultural land, however, some of these 
positive responses were heavily qualified.  
Some of the participants (P1, P3, P8, P9, P14) who were in favour of carbon 
sequestration as a legitimate use of agricultural land saw that carbon sequestration 
should not be in competition with high quality cropping land. Participant 9 (scientist 
and agriculturalist) commented on the suitability of land for carbon sequestration 
projects. She said ‘Not good agricultural land. Marginal yes but not good cropping 
land. Grazing land more so. Cropping land – I can see that leading to problems in 
the world’.  Participant 8 (academic and property valuer) reinforced this view that 
carbon sequestration is more suited to inferior agricultural land. He said: ‘Well, the 
carbon farming initiative as it currently exists at the moment under the legislation 
that at the moment, it provides a source of passive income for farmers if they decide 
to do the sequestration project on land which isn’t arable.’  
Participant 14 (government officer) made comment:  
‘We have had a limited number of interests registered for this type of activity 
and generally it has been on grazing type lands. That is not saying that 
grazing lands are less valuable than high quality agricultural land but 
typically the stuff we have seen so far has been on more marginal grazing 
lands where you would suggest that rather than by dozer and chain to knock 
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 down the scrub for stock feed it is better value to preserve the scrub 
vegetation etc. for a carbon abatement type interest. That is probably what I 
want to think is more important. I don’t know that carbon sequestration is 
going to – there is an unknown there - I’m not sure how viable it would be in 
a high quality agricultural land at this point in time but I don’t know what is 
going to happen in 100 years’. 
When asked his view as to whether carbon sequestration is a legitimate use of 
agricultural land, participant 14 (government officer) made comment that  
‘Depending on the circumstances it quite very well could be. This is 
dependent on what is going to happen in the next 100 years etc but it might 
be that the highest and best use of the land at this particular point in time for 
the next hundred years could be for carbon sequestration. Rather than grow 
crops on it that we know are going to fail every fifth year, it might be better 
to preserve it in so far as it might give the farmer greater economic potential 
for his land. But that has to be very tempered carefully by not locking up 
good quality agricultural land because in the greater scheme of things we 
need food. People need food to eat to live. It is a reality. It is like you have to 
have dams because people need water. You have to have high quality 
agricultural land because people need food to eat. It is as simple as that.’  
Participant 3 (rural valuer and agriculturalist) drew the analogy between 
forestry being an established and accepted use for agricultural land and carbon 
sequestration being equally as acceptable. However, there seemed to be some 
confusion by this participant as to the ability to harvest the timber in a sequestration 
project as opposed to the requirement for permanence to be Kyoto compliant. 
Participant 3 also made comment that he doesn’t see the conversion of agricultural 
land back to native vegetation a legitimate use of agricultural land. He commented 
that this is likely to be viewed poorly by the farmer. This view shows a lack of 
support for methodologies involving native revegetation. He said:  
‘I think from a farmers point of view they would have to look at the loss of a 
paddock because the income that they could generate out of that would be 
the same as what it is currently being used for. You talk triple bottom lines, 
yes I think there is some merit in it for land to be locked up and put away. 
There is some very marginal farming land that should never have been 
developed the way it has been but now that someone is there already and 
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 working it you would find it very hard for them to give up and walk away 
from it’. 
The possibility for coexistence between a grazing and carbon sequestration 
operations was identified by participant 1 (agriculturalist and scientist), participant 2 
(agriculturalist), and participant 9 (scientist and agriculturalist). Participant 2 made 
comment:  
‘I can imagine they will be putting them in strategic places so I think they 
would be virtually 15-20 metre wide corridors are where we could put them 
in our grazing country. It is more important to get this sort of thing in what 
we would call second grade country in a grazing situation not in a farming 
situation. I think that would be fine but it wouldn’t be huge areas done with 
trees. If there was a good or you only have to shift the balance to be more 
money in it than grazing and trees will take over.’  
Participant 9 (scientist and agriculturalist) went on to further say:  
‘You will never make as much money as you can from cattle if they can 
afford to clear it. The reality is it is just about how much money have they 
got to invest and what you usually find is that they don’t want to give up 
their good country. What they will do is give up some more marginal country 
and I think a lot of the intent was to move things out of the marginal areas 
and allow them to be utilized more appropriately just because the marginal 
areas are usually much more fragile in terms of impact of animals because 
the ecosystem is on a finer edge than the more productive areas’. 
A theme that was identified through analysis of the interview data was the 
belief that carbon sequestration could coexist with other agricultural pursuits such as 
grazing to form part of an overall land management plan (P1, P2, P4, P7, P10, P12, 
P15). Participants 1 (agriculturalist and scientist) and 2 (agriculturalist) noted that 
although carbon sequestration may be in competition to cropping land uses there was 
the possibility that carbon sequestration projects could co-exist and possibly 
complement grazing land uses. Participant 1 said:  
‘I think the carbon sequestration has to go onto the inferior country – the 
least productive country and quite often when you get to the top of hills there 
is not much top soil up there so it is not productive country but if you grew 
some trees there it wouldn’t be so bad. For that reason I shouldn’t say never 
but there could be certain sections of the landscape where it would be ok. I 
96 Chapter 4: Participant perceptions: benefits and barriers to carbon sequestration project participation 
 suppose I am really saying is that it is not so much districts it is really 
isolated pockets’.  
Participant 10 (advocacy group and lawyer) made the point that the market will 
most likely determine the dominant use of agricultural land and that it is unlikely to 
support carbon sequestration being the sole income source for the farmer. However it 
may be one of the viable income sources open to the land holder. She said:  
‘I guess I wouldn’t support it being a sole income, but I think the market will 
probably determine that. You know, they’ll always want food so at some 
point in government policy, I think we need intervene to cap out the amount 
that would be available for sequestration and the market will probably 
evolve from there if it was looking like a risk – but I haven’t seen any 
evidence that it’s going to head towards that any time soon’. 
Similarly, participant 7 (forester and scientist) identified that a diversity of 
agricultural pursuits can benefit a rural community by adding diversity of income 
and therefore resilience to the community.  
Participant 15 (rural valuer) was very positive when discussing the competition 
between carbon and competing agricultural uses. When asked his view concerning 
whether carbon sequestration is a legitimate use of agricultural land he stated:  
‘I can’t see why not. It should be able to coexist with a lot of land uses. It’s 
just a matter of if it starts impacting on food and fibre people will have to 
start paying more for their food and fibre in the retail stores. If that means 
greater returns for farmers it will probably increase the value of agricultural 
land and this incentivizes the use of land for carbon sequestration if it 
dominates it. It is just economics – equilibrium. People want safe and secure 
food they might just have to appreciate and pay for it’. 
Participant 15 went on to make further comment concerning the market for 
carbon and the impact on land use considerations: He said:  
‘What will likely happen is that the value of carbon would have to be fairly 
significant to have an impact on farming land uses and then to see the land 
use change from farming to timber. It all comes back to equilibrium too. We 
might not notice it as much in Australia as overseas where they are 
importing more grain and more food whereas we are a net exporter but a lot 
of countries are net importers. They may not see the benefit particularly 
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 where they have got price accord schemes in place to see farmland go out of 
agriculture production to timber for carbon sequestration. Just thinking 
about it on an economic basis. You probably could see that happening in 
Australia but less likely than in countries where they are net importers’.  
A view was expressed by two of the participants 8 and 14 (academic and 
property valuer; government officer) that high quality agricultural land should not be 
vulnerable to competing uses, particularly encroachment of urban settlement. 
Participant 14 stated:  
‘We see more land used in the urban footprint. I see too often high quality 
agricultural land being used for houses... It’s a complete waste. That comes 
into the discussion about negative impacts about I don’t know what the land 
is going to be best used for in 20 years time. We have all got to eat. I think 
the world is going to look more to Australia as a bulk producer of food. That 
is probably what it is going to be’. 
The influence of state and local planning schemes is paramount when 
considering land use of agricultural land whether that be to competing agricultural or 
urban uses. Participant 15 (rural valuer) was the only participant to recognise the 
potential influence of planning schemes in a decision as to whether to enter into a 
carbon sequestration project. He said:  
‘Just thinking of the bigger picture. There are also some local authorities 
now establishing forests is an assessable development because if may effect 
the secondary run of and water in the catchment. That would have to be 
taken into account too. Planning is becoming a lot more important across a 
lot of things. Things we wouldn’t have thought about before’. 
Many considerations were identified through the semi-structured interviews 
regarding the use of agricultural land for carbon sequestration projects. Generally, 
there was more support for carbon sequestration projects to be based in forestry or 
vegetation as opposed to soil carbon due to the variability of measurement and the 
reactivity of carbon to water levels.  
Parts of Australia are more appropriate for growing forests with arid land 
generally less suitable for carbon sequestration activities. There is also competition 
between carbon sequestration and other agricultural activities. Although carbon 
sequestration activities are less suitable for prime cropping land there may be some 
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 ability to undertake carbon sequestration in conjunction with activities such as 
grazing. Carbon sequestration may result in economic benefits and other co-benefits 
such as improved land management and improved biodiversity. The positive impacts 
of carbon sequestration projects are addressed in Section 4.4. 
4.4 POTENTIAL POSITIVE IMPACTS OF CARBON SEQUESTRATION 
PROJECTS (RO2, RO3) 
Section 4.4 contains a discussion of the positive impacts of the scheme or 
principal drivers for farmers to become involved in the scheme that were identified 
by the participants. Analysis of the interview data identified the most dominant 
themes as being economic benefit, improved biodiversity and land management and 
retention of landholders on properties. Each of these issues will be addressed. 
4.4.1 Economic benefits 
Part of the package of benefits that may be available to a farmer embarking 
upon a carbon sequestration project is the potential financial benefit. The timing and 
extent of this benefit would be significantly influenced by the project structure and 
whether there is a third party or ‘aggregator’ involved in the project. This will also 
impact whether there is a fracturing of property rights to the land and to the carbon 
sequestered in the trees and the trees themselves. Any financial gain from entering 
into the scheme needs to be balanced against the risk and ongoing liability of being 
involved in the project and any potential co-benefits of involvement such as 
improved land management practices. 
The importance of income as a primary factor of motivation for landholders 
was identified by participant 6 (carbon project manager and scientist) who said:  
‘Some definitely went into it as a speculative venture early on but the VCS 
(Verified Carbon Scheme) itself, because it has been around for more than 
10 years is perhaps even more of a certainty than the domestic programs but 
I would say the motivation from what I know and see is that it is largely to 
do with financial or an alternative revenue basically and yes most people 
participating I would also consider to be environmentally minded but 
obviously that needs to come with some form of income and from what I 
know that seems to be the main motivation’. 
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 Where an agreement was entered into by the landholder with a third party 
(‘aggregator’) in exchange for profit a prendre or carbon abatement right for a 
significant amount of time (100-125 years) the perception by two of the participants 
12 (rural valuer) and 14 (government officer) was that this produced a significant 
cash injection into the landholders operations. Participant 14 noted that: 
‘…for the registration of these new types of interests is that they are worth a 
significant amount of money. It is an interest in land and it has to have a 
value attached to it and so the office of state revenue has to assess a value so 
that it can be assessed for duty. Some of the carbon abatement type interests 
registered so far are worth a significant amount of money’.  
Further, participant 14 noted that payment for this interest may be paid for 
doing nothing on the land. He said:  
‘It is a vehicle that can enable a land holder to preserve a significant 
amount of his land without any particular disadvantage. He can preserve his 
land and without disadvantage in so far as it means he’s not able to use it 
but there is some compensation. There is a value to not doing something 
with the land’. 
Participant 12 (rural valuer) reinforced this perception that a significant amount 
of money is paid for a profit a prendre interest over an agricultural property and in 
some cases the interest that you are giving away will have little impact on the 
functionality of the property as a grazing property. However, the situation identified 
by participant 12 may be distinguishable because of the involvement of mining 
interest which may have lead to an inflated payment for the interest. He said:  
‘I’ve been involved in some of the mining acquisitions for mining leases over 
leasehold land and they basically do pay freehold value and one deal is an 
offset for the (name withheld) community which potentially is going to be 
cleared for the offset mine. The deal is that they will pay full value even 
through nothing is going to change on the property. It happens to have the 
suite of vegetation that matches (name withheld) but they will continue to 
graze cattle on it without any impact’.  
Analysis of the interview data showed that other participants did not 
necessarily see the granting of a significant right in the form of a profit a prendre or 
carbon abatement interest to another party as a long term economic advantage for the 
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 land holder. It was noted that in some cases incentives or payments made for the 
enduring interest being granted were short term gains that were not fully understood 
by the land holder and must also be balanced against the future market perception of 
the property with an additional right secured over the title. Participant 15 (rural 
valuer) commented:   
‘Always at the top of that list is that until the market is comfortable with that 
coexistence or that extra layer of tenure on the land there is going to be 
some negative connotations with purchasers. There is going to be that initial 
benefit the landowner might obtain through the revenue generated but then 
they might take that away with them and the subsequent owner has to then 
manage it so that his co-landowner aren’t affected in that he doesn’t 
diminish the CO2 that is being sequestered on the land through his activities 
which he might become liable for. I think there is some provisions there but 
until people are happy with them I don’t think there is going to be something 
that is going to jump out at people and they are going to say ‘yeah we are 
going to do this’’. 
There was an acknowledgement by participant 5 (lawyer and finance) that the 
adequacy of the payment for the value of the rights being traded may not be in 
alignment and once traded these rights are lost to the landholder. From the financiers 
perspective this also dilutes the security that they have over the property. He 
comments:  
‘One thing that I’m not sure we have factored in is the rights of taking 
security over the unit and in this situation the carbon unit is always going to 
the aggregator so it is not available to us as a piece of security. We are not 
experienced with that yet either but if we did then we might look at that as a 
positive because it is a freely exchangeable right – although I would query 
that it’s there yet…it is not a very deep market or a very liquid market (the 
voluntary carbon market). We probably wouldn’t put any value on that at the 
moment’. 
More participants viewed the economic benefits more positively in the 
situation where the land holder retained the right to the carbon stored in their trees 
themselves, traded these rights and used them as an alternative income stream in 
their agricultural pursuits. This additional income source was not generally viewed in 
isolation by some of he participants (P1, P3, P6, P8, P10, P12, P13) who saw the 
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 land co-benefits as contributing to the landholder’s overall benefit of participation in 
the scheme. This will be discussed further in Section 4.2.2.  
Participant 13 (finance and rural valuer) noted that for their clients 
(mortgagors) it is unlikely to be the sole income source for the property. He said:  
‘I think you have got to put it in context by saying that it is probably not their 
main income stream. I would think, with the level of knowledge that is out 
there at the moment we would be treating it as if, well if it is generating an 
income and it’s guaranteed and contracted for whatever period of time we 
would probably factor that in to the cash flows. I suspect in most cases it 
won’t be a big contributor to the overall cash flows so given that most cash 
flows are pretty well fixed with the sort of operators that we are dealing with 
anyway – they are cattle and sheep and now there is potentially a new form 
of income coming in. So I can’t necessarily see that income being a big 
proportion of their total income. It might be like a make wait income stream 
which is what I am suspecting we are likely to see but with so few 
applications coming through so far we are really only seeing conjecture as 
to what it might be.’  
Further, participant 13 expresses the view that the income that most 
landholders are likely to receive from carbon sequestration opportunities will be 
largely incidental and secondary to other farming pursuits in most instances. He said: 
‘I’m also a bit suspicious about the amount of property that might be set 
aside for carbon capture might be modest as well. Now that might be 
different for the corporates because I’m thinking of the traditional family 
farming operations that we are dealing with and most farms in Australia are 
still owned on that basis anyway. The corporates are coming in but even at 
this stage they are tending to come in and do more the traditional thing. 
They are just buying large scale cropping and grazing areas and they are 
saying well that’s what we are really buying it for and if there is something 
incidental, if there is timber or carbon capture capacity I think it is seen as 
being more incidental’. 
It was noted by participant 9 (scientist and agriculturalist) that in Tasmania 
carbon sequestration projects, e.g., avoided deforestation projects, have a positive 
economic outcome because landholders have the opportunity to be paid for not doing 
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 something, i.e. not logging their land. This also has a flow on environmental benefit. 
Participant 9 states:  
‘In Tasmania the benefits are that rather than harvesting the forests and 
getting paid for harvesting which can be quite expensive, difficult to control 
the activities of contractors in the way you might like you also need to 
understand the resources and the value of your resource to see that you are 
going to get paid appropriately. It is a difficult thing to manage the forest 
operations and also a lot of people like their bush as it is. It is just a 
financial reality and necessity that they end up logging. So here what it 
means is that they can have payment for essentially land stewardship so that 
the area is protected, the biodiversity, all the animals etc. as well as the 
forests are protected because everything is left standing and they are getting 
paid for it. It is an ideal scenario’.  
It was further noted by participant 9 that although avoided deforestation 
projects are less likely in a Queensland context there may still be economic benefits 
to landholders. She said:  
‘It could be the sort of scenario where it just gives them enough money to 
keep those areas regrowing into native bush and it is just another revenue 
stream. The best thing for a farmer is having a diverse revenue stream 
because of the complications of market forces’. 
In contrast to the situation where a registered carbon right is transferred to a 
third party, where the right is retained by the landholder it may be seen as a positive 
upon sale of the property. Participant 9 makes comment:  
‘I think the carbon could actually be potentially good not just bad. Part of 
the thing is that conservation covenants have been seen in many cases as 
reducing value particularly if you are talking about large agricultural 
properties. That is just one area that you can’t use in the way that you might 
want to. However I think for example here, not that they sit on title, but if 
they did sit on title, the reason is that they are getting paid every year for 
credits. It is an asset. It is an income. If you are selling the property you are 
also selling an income with it. I guess it is a bit like buying a property with a 
plantation and you are getting paid for it – it is a similar sort of scenario. So 
I see that if it was in that situation and there is a good price for carbon and 
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 things are trading and maintenance is not exceeding the value that you are 
getting in return then it actually could be beneficial’. 
Similarly participant 10 (advocacy group and lawyer) thought that in addition 
to the environmental benefits of the famer balancing out their own carbon emissions 
profile and contributing to something bigger there were potentially economic 
benefits for the landholder. She said:  
‘So it’s an opportunity that landholders see to balance out that emissions 
profile also to get some additional income. Some people are quite green in 
nature I suppose and they might see it as their contribution towards 
something bigger. There are opportunities, I think a lot of people 
see…particularly as well where it might already form part of a farm 
plan…you know replanting and that sort of thing…They’d normally consider 
it as future proofing which is, sort of, multiple income types rather than 
hanging everything off the one. Our most successful people are those that 
have got more than one income which is essentially what this is. I think that 
they’d want to hedge bets and whether its maybe -they’ve got this whole 
property in replanting or regrowth or whatever - but these people actually 
operate multiple farms so they’re probably risk sharing across a range of 
portfolio of properties. I think they’d still have their foot in the game’. 
Participant 3 (rural valuer and agriculturalist) noted that there were significant 
environmental and land management benefits that could result from landholder 
involvement in the scheme however he considered the economic return may vest in 
the timber that was being grown on the property. He said:  
‘The end of it has got to be a high end timber. It has to be timber that is 
useful somehow. If that is planting in areas that are mulga and I put carbon 
credits on it and those trees can also be used as fodder to keep he cattle 
alive. In pruning rather than wiping them all out then it works both ways. If I 
have got poor country, low rainfall and I’m going to go and plant spotted 
gum on it, it is not going to grow well enough to make a profit in timbers and 
the timber is not going to be good enough. In my opinion it won’t work in 
every area. You’ve got to have those sort of matches where you can get a 
good income from your timber and you look after it you get light poles etc.’. 
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 Participant 4 (forester and scientist) also made comment that there is a 
disconnect between revenue streams and the downstream risks associated with 
carbon sequestration projects. He said:  
‘Well, the potential impacts are positive. I think that the concept and then the 
reality are probably a little bit separated. I think people are being 
encouraged to change management practice and use the accrued carbon as 
a benefit to their business, and their business plan can prove their rates of 
return and give them a better value outcome – value return in there, as a 
cultural pursuit. I think the issue is that there is too much uncertainty in the 
process and downstream risks – and when I say downstream risks…in a 
forest, when you plant a crop of trees and commercially planted trees aren’t 
an allowable claim under the CFI process, but let’s just say if they were, you 
can claim the carbon accrued in that forest and notionally get a value return 
for that carbon. The consequence of taking that revenue, taking that cash 
flow, is that you then incur a liability – which could then be 100 year or 75 
years, or some very long term horizon. And when you factor in that risk into 
the process, then it has a significant impact or it dilutes the value return that 
you would get in year one by selling your carbon source’.  
From the data there are many different emergent themes concerning the 
economic benefits from a landholder being involved in carbon sequestration projects. 
Most significantly, there are two participants who perceive the selling of carbon 
rights stored in forestry to be a positive financial outcome for the landholder due to 
the large sum of money they may potentially receive for this interest. For most other 
participants there was a balancing of this return with the risk associated with granting 
such as significant enduring interest on their land and a risk that the landholder may 
not adequately understand the right that they are selling through the establishment of 
either a profit a prendre or a carbon abatement interest on their land. Many 
participants recognised that the carbon right can not be viewed in isolation as an 
economic benefit and could only be viewed within the full consideration of the co-
benefits that the right may offer with respect to land management. 
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 4.4.2 Land management and bio-diversity 
Most of the participants were asked to identify the potential positives from 
landholder involvement in a carbon sequestration project.  One of the dominant 
themes that emerged from the data was the co-benefits of carbon projects being 
improved land management practices and bio-diversity on rural properties leading to 
superior soil health and improved productivity. 
All but one of the participants spoke of the benefits of trees in the overall 
management of the landscape and the fact that trees could improve land productivity 
if handled appropriately. Participant 14 (government officer) did not specifically 
discuss the ecological or land management benefits for a landholder in being 
involved in a carbon sequestration project.  
Two of the participants, (P1: agriculturalist and scientist; P12: rural valuer) 
focussed significantly on the benefits that a balanced landscape can have to food 
production. Participant 12 was very focussed on the ability of carbon sequestration to 
enhance pastures and maximise food production. He said:  
‘I’ve got a real passion about the pasture side of it in that if you manage 
your pastures well using best practice you will maximise your carbon 
sequestration and which will give you enhanced production. If we are in an 
enriched carbon environment it should be able to translate into increased 
productivity, but it goes hand in hand with best practice, because if you 
don’t manage your pastures so there is enough residual material for them to 
respond to rain and you don’t deplete the reserves in the soil so that when it 
does rain the carbon has then got to re establish it’s reserves first before it 
will produce forage. Well, it is critical that the pasture is managed correctly.  
Participant12 further discussed the configuration of the landscape to include 
trees to enhance pasture growth. He said: 
In terms of forest management the way I see it is I am really working mainly 
in native vegetation communities but the way we configure landscape is 
absolutely critical. So the way I think is that every tree is not sacred but it is 
very important the way that it is configured (layered) with vegetation so that 
carbon sequestration translates to increased productivity’. 
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 Participant 12 further described the enhanced quality of the pasture growth 
around the trees. He said:  
‘The pasture growth around the tree will be twice that of that in the paddock 
and the nutrients in the paddock is so evident because it is always a lot 
brighter and greener than what is outside. Part of that is to do with the 
shading effect. That has a big impact on the quality of the nutrients in the 
land and cycling of nutrients from deep down in the soil you have got access 
to a lot greater depth of soil and the decomposing material than if it is just a 
grass pasture’. 
The money and time spent on clearing native vegetation in many instances was 
noted as wasted effort by participant 12 because land has not been cleared is 
frequently as productive as the land that has been cleared. 
Participants 1 and 12 (agriculturalist and scientist; rural valuer) considered that 
decisions regarding carbon sequestration should be grounded in optimal land 
management with the belief that carbon sequestration and grazing in particular are 
not incompatible land uses. Participant 12 said:  
‘It would be terrific but it really needs to be a factor of best land 
management practice that because trees facilitate grass in the right 
configuration the emphasis for payment has to be tied with best practice 
land management and so if the assumption is that people are going to 
manage their land to optimum condition for everyone’s gain then creating a 
system that recognises the level of carbon sequestration that occurs under 
best management practice that should be an assumption that that is the way 
a prudent man would operate’. 
Participant 1 identified the commercial benefit of including trees as part of an 
optimal farming practice.  He said:  
‘It is a case of where we include the trees in the landscape. Sometimes you 
can include trees in shade lines and things like and that will lift the wind. 
From a commercial point of view animals don’t like to be too hot. They don’t 
perform as well. They have to be cool. If trees are planted to keep the 
animals cool that is actually a positive commercial outcome for the animals. 
Then sometimes trees will be planted to lift the wind off crops or they will be 
lifting the wind in other ways so that will become more efficient utilisation of 
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 water to stop evaporation. So again it is a win win. The carbon is being 
stored in the trees but there is also other commercial outcomes’. 
The importance of biodiversity in tree planting was also recognised by 
participant 1 (agriculturalist and scientist) who recognised that to achieve maximum 
carbon flows in the environment you need biodiversity of plant life. He discussed the 
importance of the layering of perennial grasses, edible and non-edible shrubs and 
trees in the correct balance to store carbon and produce food. He said: 
‘In carbon collection the reason you need biodiversity is that you are always 
going to have different situations or circumstances – summer, winter, dry 
years, good years and so as you go back through the landscape you have got 
to have perennial grasses to collect carbon in the soil long term and also 
feed and everything. Also in the good years you have to have a good balance 
of annual plants because they will grow between the perennial grasses which 
means that more carbon will get collected. And then when you get to the 
shrubs you have got the edible shrubs and the non-edible shrubs and this is 
where the edible shrubs play a very big role because while they are 
collecting carbon they are actually feeding animals so we are getting food 
production with edible shrubs but we are not getting food production with 
trees. These are the sort of basic trade offs that we have to bring into the 
whole debate and then once you get into the configuration of trees my 
preference is for savannah landscapes. With savannah landscapes you also 
have the sun coming in and then all of the other shrubs and the trees in the 
landscape. So you are collecting carbon at all different levels and also you 
will be collecting carbon in the soil underneath the trees with grasses so that 
the sun can get in’. 
Participants (P2: agriculturalist; P6: carbon project manager and scientist; P8: 
academic and property valuer; P9: scientist and agriculturalist) also discuss the 
importance of trees to create biodiversity without actually focusing on the benefit 
that this will have to grazing and other farm operations. Participant 2 has quite a lot 
of treed areas on his property and sees that as a benefit to his land holding. He said:   
‘…we have got probably 3 or 4 strips of timber that the government has 
made pink so they can’t be cleared. We have probably another half the farm 
where we could put a bulldozer through the whole lot of them. We wouldn’t 
do that for the value of the long term look of the property we are leaving 
them alone. There is the option there to clear if we needed to.’  
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 When asked whether having trees on his property would make it easier to sell 
participant 2 confirmed that this would be the case. He commented that people 
within his community are quite amenable to planting trees and he doesn’t believe that 
there is any stigma associated with planting trees. 
In addition to the financial benefit that may be experienced by landholders 
participating in carbon sequestration projects it was noted by participant 6 (carbon 
project manager and scientist) that the co-benefits from carbon sequestration include 
improved productivity, biodiversity, financial benefits and the creation of resilient 
farming communities to help retain people on the land. He said:  
‘The obvious benefit is that it is an alternative financial benefit. It is an 
alternative source of revenue for landholders so that is the first benefit. The 
second benefit is that almost all carbon projects whether they are avoided 
emissions or sequestration projects have a lot of co-benefits in terms of 
improved productivity more broadly on a farm by improving soil health, 
water quality and biodiversity and thirdly the benefits go to, because you are 
providing an alternative revenue to a lot of landowners perhaps it would 
create a more productive farm more broadly and it would help with 
retaining people on farms and those sorts of factors as well. But ultimately 
the main co-benefit to these projects are the bio-diversity benefits’. 
Participant 3 (rural valuer and agriculturalist) who has worked in consulting 
and advice for landholders considering entry into a carbon project discussed the 
benefits of improved land management by creating shelters for animals so that they 
are less stressed and more productive. When speaking of advice he had given to a 
dairy farmer on the Darling Downs he said:  
‘ … My advice was don’t plant a whole paddock but plant strips (of trees) 
along your fence lines. You can still use your paddock any way you want to 
but your cattle will get benefit and you won’t have the westerly winds 
running straight across your property evaporating all the moisture’. 
Participants (P3: rural valuer and agriculturalist, P4: forester and scientist and 
P7: forester and scientist) all identified the benefits of improved pastures from the 
planting of trees once those trees are established.  For participants 4 and 7, this 
comes from their experience in commercial forestry. Participant 4 noted that a lot of 
the properties that they were involved with in commercial forestry were grazing 
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 properties and this use was able to coexist with tree crops provided there was 
adequate spacing between the trees.  
The benefits from carbon sequestration projects have been broadly identified as 
being economic benefits, environmental benefits through bio-diversity and improved 
land production and in some cases retaining farmers on agricultural properties. The 
interconnectedness of these benefits emerged as a dominant theme in the analysis of 
interview data. 
4.5 BARRIERS TO PARTICIPATION IN CARBON SEQUESTRATION 
PROJECTS (RO2, RO3) 
The principal barriers to participation in carbon sequestration projects were 
identified as being uncertainty of the policy and legal framework, landholder interest 
and understanding of the scheme, the duration of the interest, preservation of lifestyle 
and the Queensland vegetation protection legislation. 
4.5.1 Certainty of the policy and legal framework 
At the time of conducting semi-structured interviews and writing this thesis the 
legislative and policy framework was largely unresolved with a lack of clarity around 
the future of pricing carbon as part of an overall emissions trading scheme. For this 
reason a lack of policy clarity emerged as a central theme in the data with eight 
participants (P1, P2, P6, P9, P12, P13, P14, P16) all highlighting the lack of policy 
clarity as a significant issue. The lack of stability in the policy and legislative 
framework for the management of carbon has been one of the most significant 
reasons why carbon projects have not been pursued by many landholders.  
It was identified by participant 1 (agriculturalist and scientist) that the 
uncertainties behind the policy and legislative structure are problematic for those 
operating in the commercial realm, particularly in view of the fact that an investment 
in a carbon project is likely to be more of a viable long term investment with little 
short term financial gains. He said:  
‘…A lot depends on how the banks actually approach it and again I haven’t 
followed the legal side of trees too much but quite often governments keep 
changing legislation. We have seen the current Queensland Government 
reversing some of the previous labor government legislation. Nothing is 
really set in stone and that is a big concern for anybody in the commercial 
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 world….I really think the whole carbon debate has gone backwards in 
perception with all the politics behind it. I think there will be no return in the 
short term. I think that if things don’t get bad, and the climate is seen to be 
definitely changing by the whole society, that’s when carbon will become 
valuable. I think that really if you actually planted trees now the market 
would most probably be better in the future. For anyone who believes in 
climate change we have to overcome the political side of it before the 
commercial side falls into place’. 
From the perspective of a land holder, participant 2 (agriculturalist) considered 
that there were too many vagaries around the scheme at the moment to warrant 
serious consideration as a viable use of his land. He said:  
‘Governments have ballsed up most things they touch. I think if it has to get 
going you want companies saying things like ‘here is the deal. We are going 
to put the trees on – this much percentage we get or this is the rate per year’ 
so it is a business proposition but I think it is way too fuzzy at the moment in 
my understanding’. 
The view expressed by participant 2 was reinforced by participant 3 (rural 
valuer and agriculturalist) who identified uncertainty as a major impediment to 
greater uptake of the scheme. He said:  
‘No one knows where we are going with it and what the guarantee of income 
is or about how long it is going to be or whether the next government is 
going to change things. Now we have a situation being that the new coalition 
government has put a draft to start repealing carbon tax’.  
Participant 2 commented further: 
‘Until we have the details. My concern is that someone signs up and they 
will have this thing that is going to be worth nothing because there is no 
legislation around it and then it wont be accepted by anyone else in 
Australia. I haven’t got the answer. There is just too much grey around this 
yet’. 
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 Similarly, participant 6 (carbon project manager) expressed the view:  
‘The CFI is in quite an uncertain space. I personally don’t know what the 
CFI is going to look like in 6 months time or 12 months time. I honestly have 
to say it is quite unknown and that is actually a huge barrier for landowner 
participation… The CFI already is relatively young program and after one 
change of government the future of that program is quite uncertain but the 
contracts or the project under that program are for a 100 year period. That 
creates a huge amount of uncertainty’. 
Representing the financier, participant 13 (finance and rural valuer) thought 
that the level of uncertainty that surround the area of carbon sequestration has been a 
barrier for the bank’s customers in entry into the carbon projects. He said:  
‘I can’t see that our existing client base would allocate much land to this 
particularly with all of the conjecture that has been going on through the 
last 4 or 5 years and I think that you would want to see it settle down and not 
that another change of government would reverse it all again. So it might be 
more heat than light in this whole thing.’ 
The political uncertainty and politicisation of carbon sequestration and 
emissions trading was recognised by two participants 14 and 16 (government officer; 
academic and property valuer). Participant 14 said: ‘…The policy debate at a 
Federal level and a state level will change every time you get a change of 
government. How it interacts with other trading schemes around the world is, again, 
unknown’. The distinction is drawn by participant 14 between the uncertainty of the 
emissions trading scheme and the carbon storage projects themselves. He said:  
‘I don’t think it will be changed at all actually, because the Commonwealth 
legislation that was the carbon initiative, carbon farming etc – at the time 
that achieved good cross party support because it was providing a vehicle 
for a landholder, a rural land holder to be able to utilize the carbon stored 
on his land as an economic offset etc. I think you have got to separate the 
carbon credits/carbon farming initiative from loosely termed a carbon tax or 
a pricing of carbon. They are two very different things’. 
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Participant 16 identified politics as being the most significant barrier in the 
uptake of the scheme. He said:  
‘…I think the biggest barrier to any scheme becoming more popular is the 
political shenanigans of the incumbent government and their related 
interests in the states which are putting GPD growth ahead of societies 
longevity and sustainability in its truer sense. I think both models of both the 
system of a carbon tax and the systems of a carbon pollution reduction 
scheme are problematic because they are creating a scheme where the 
winners will continue to be the Rio Tintos and the BHPs. The beneficiaries 
therefore being their shareholders and therefore potentially you and me 
though our superannuation funds as opposed to the planet. You have got the 
GDP versus Gaia argument’. 
Participant 9 (scientist and agriculturalist) summarised the most significant 
barriers to participation in the scheme as being the duration of the interest, the lack of 
strength in the carbon price and the political instability of the scheme. She said:  
‘The agreements are too long and the carbon price is not good enough and I 
think there will be some changes that will come through. I think it is too 
unstable as yet. My conversation with farmers has been very similar’.  
This view was reinforced by participant 12 (rural valuer). He said:  
‘I’ve looked at it on a number of occasions with people who have enquired 
with me as to what the opportunities are but general consensus is that it 
hasn’t reached a practical system yet. Because you can’t really show how 
much carbon is being sequestered and the income possibilities through the 
initiative are not very generous’. 
In addition to the lack of certainty when it comes to the policy and legal 
framework is the disconnect between government policy officers and those who 
develop legislation and rural landholders. Participant 1 (agriculturalist and scientist) 
commented on this aspect, as follows:  
‘... quite often there is insufficient information flow from governments too 
and then when you quite often look at people who are working in 
governments (not all people) they have never run a rural operation so they 
don’t understand the whole operation in its totality. Then you have a 
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 language problem because, maybe not so much these days, but in the past 
most rural producers didn’t go to higher education. They don’t have that 
extra education. There is a trade off of the rural producers not having 
enough education in the past and then the people who are writing the 
legislation don’t have the practical knowledge of the operating of the 
property’. 
In addition to the lack of policy clarity is the level of landholder understanding 
of the operation of the scheme. The interview data showed that this was also a 
significant barrier to carbon sequestration projects. 
4.5.2 Landholder understanding 
The interview data revealed that at this stage there is limited landholder interest 
in carbon sequestration projects. Participants 1, 2, 5 and 13 all commented that 
landholders have limited understanding of the topic area. Participant 2 
(agriculturalist) said: ‘I think it is completely off the radar. In fact I haven’t heard it 
mentioned socially probably ever. I think that everyone thinks that it is a term that is 
very fuzzy. No one has actually put up a good proposal’. Similarly, participants 5 and 
13 (lawyer and finance; finance and rural valuation) reinforced that the level of 
interest at the moment is relatively limited when asked whether the financial 
institution they worked for had a formalised policy concerning carbon sequestration 
projects. Participant 5 said ‘I don’t think it’s sufficiently material or a large number 
of enquiries or questions on it (carbon sequestration) yet, compared to all other 
enquiries. It doesn’t hit, or go over a certain threshold to warrant it. It may do but 
not yet’. Although it was acknowledged that this may not be reflective of the 
discussion at a local level as both participants work in the head office of the financial 
institution. Participant 13 said  
‘I suspect there hasn’t been terribly much (enquiry) because that would then 
be filtered through to the guys in credit approvals and to me in terms of 
security – what does this mean? and possibly to you (colleague) in terms of 
the legal implications. We are probably sitting in head office and maybe 
that’s just the tip of the iceberg but there hasn’t been terribly much of 
anything coming through at this stage anyway regardless of localized 
informal conversations. They really haven’t turned into terribly much of 
substance’. 
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 Many of the participants identified that landholder understanding of carbon 
sequestration and its implications and landholder attitudes towards sequestration 
projects may be a significant barrier to projects being initiated.  
There is a preconceived perception by some of the participants that landholders 
entering into carbon sequestration projects with third parties may not fully 
understand the legal implications of those agreements. Participant 1 (agriculturalist 
and scientist) commented:  
‘I think most probably the biggest problem is that if anybody goes into it not 
really understanding what the repercussions are. One good example is that 
it gets put on the title. Not that I have any legal background but I did hear 
one story where somebody was financially pushed and they didn’t actually 
agree to plant trees but they actually sold the right to plant trees on their 
property, the bank took one look at it and they devalued the property by 
more than what they actually got by selling the rights... It is just an example 
of the money that flows from planting trees and then there can be the 
negative repercussions on your title legally’.  
It is unclear whether situations described by participant 1 are factually based 
but do reflect a perception that landholders may be detrimentally impacted through 
entry into arrangements with third parties for an extended period. 
By contrast some landholders seem to be very open to participation in carbon 
sequestration projects provided they resulted in sound business outcomes. Participant 
15 (rural valuer) noted that a client had expressed a willingness to be involved in 
carbon sequestration provided a business case could be made to justify his 
involvement. Similarly, participant 2 stated that he would be willing to be involved 
in a carbon sequestration project provided that it was financially viable and he did 
not perceive the risks as being too significant.  
The permanence element of carbon sequestration projects, as required under 
the Kyoto Protocol, also acts as a significant barrier to carbon sequestration projects. 
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 4.5.3 Permanence requirement 
A dominant theme that emerged in the data was that for most participants (P1, 
P3, P9, P10, P14, P15 and P16) the enduring nature of the carbon right was perceived 
as a barrier, which would prevent many from entering into the scheme. However 
some participants had a divergent view (P2, P6 and P13). Participants 2 
(agriculturalist) and 13 (financier and rural valuer) believed that the permanence 
requirement was not an issue provided the trees were strategically placed on the land. 
Participant 6 (carbon project manager and scientist) was in favour of the extended 
duration of the right because a shorter period may encourage carbon sequestration 
projects to operate as a logging subsidy. 
The proposition of creating a right that exists for 100 years or more on a parcel 
of land was viewed as a problem by many participants because this right endures 
beyond the life of one generation. Participant 3 (rural valuer and agriculturalist) said: 
‘A farmer at 50 takes it on what it is going to mean is that whoever purchases the 
property or inherits the property is going to have to keep it going’.  Other issues that 
were raised by participant 3 in relation to the 100 year permanence requirement were 
the possibility of a negative perception from those who may eventually purchase the 
property subject to a carbon right and the risks associated with having to replant the 
vegetation should it be destroyed due to an extreme fire event or some other kind of 
natural disaster.  
The level of political uncertainty surrounding carbon sequestration was raised 
by participant 9 (scientist and agriculturalist) in relation to the enduring nature of the 
carbon right. She said:  
‘I don’t know anyone who is prepared to sign up for something for 100 years 
when the legislation may change but then their agreement still remains 
standing. It is very hard to know what happens if it is all abolished but then 
you’ve still got a legal contract that says for 100 years that your are going to 
do this. You don’t know what’s going to happen. They might decide there is 
something better. Farmers have seen so many changes they are not prepared 
to commit. I think the 25 years is quite reasonable which is what they use for 
the verified carbon standard which is the international standard and for 
avoided deforestation projects. I think that is completely reasonable and can 
be renegotiated. I think the 100 years is a little bit naïve’. 
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 Participant 10 (advocacy group and lawyer) also raised concerns regarding the 
100 year permanence requirement established by Kyoto due to the capturing of 
successive generations. She said:  
‘I guess the timeframe that we work on generally for other things like 
planning documents or legislation is a lifetime where we sort of say that a 
lifetime of farming is 30 to 40 years, so most people can make decisions 
about their own lifetime on the farm but might not want to lay that down for 
two more generations. So if you’re looking to adopt a scheme or something 
that is shorter and more relevant to people and safer in terms of a policy 
setting, it’s probably that lifetime sort of timeframe...’ 
Initially in the interview participant 16 (academic and property valuer) was 
unaware of the permanence requirement of 100 years for Kyoto compliance. When 
advised of this requirement he raised the point that the right that is created should be 
fit for purpose and reflect the sequesterable life of the trees. He states that in many 
cases the sequesterable life of a tree may be for example 40 years and in that instance 
the legal instrument that provides for the sequestration right should also be for a 
period of 40 years. The carbon can then be repurposed in a manner that it can be 
preserved. He stated:  
‘At some point you have got to cut it down and use positively that embedded 
carbon in the construction sector or in building furniture or something so 
that the embedded carbon stays in utilization. So those issues don’t really 
seem to have been cleverly thought up by many within the scheme. What 
happens to the trees at the end of the period. Taking out leases that are 
longer than the life cycle of this plant is problematic. Taking out 
intergenerational leases is also problematic because it will become a form of 
alienation and could become perpetualised, particularly if you are paying a 
premium upfront and then a small payment after 20 years of something when 
the trees have reached maturity’. 
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 The point was reinforced by participant 15 (rural valuer) that there is a 
conundrum between reconciling the science and the policy. He said:  
‘This is where it gets interesting with the science with timber sequestration 
because forests get to a certain life cycle where they actually become carbon 
emitters. The Cyprus pine forests are examples – once they get over 40 years 
of age they are emitters. There is actually more decomposition and 
breakdown then there is new growth. It is when the forests are growing that 
when the forests are growing that most sequestration occurs’.  
Participant 15 further raised the argument for selective thinning of forests. He 
said:  
‘...they will selectively take a tree without disturbing too much else. They 
come and go without leaving too much of an impact. That selective thinning 
– what remains, the younger trees that are there, are growing more actively 
with less competition from the older trees and then as their cycle comes 
around they are removed. That would actually be a situation where you 
could have a net sequestration or a benefit from the forests’.  
Participant 3 (rural valuer and agriculturalist) also discussed selective thinning 
and the possibility to raise a further income from the forest through this process. 
An alternative view was put forward by participant 2 (agriculturalist) who saw 
the establishment of a permanent forest on a property as a very positive thing. When 
questioned as to whether this enduring duration would cause a problem in the future 
he did not foresee that it would. He said:  
‘No. Because I can imagine they will be putting them in strategic places so I 
think they would be virtually 15-20 metre wide corridors are where we could 
put them in our grazing country. It is more important to get this sort of thing 
in what we would call second grade country in a grazing situation not in a 
farming situation. I think that would be fine but it wouldn’t be huge areas 
done with trees. If there was a good or you only have to shift the balance to 
be more money in it than grazing and trees will take over’. 
This view was reinforced by participant 13 (finance and rural valuer), who said 
that provided the trees were strategically planted, the enduring nature of the carbon 
right does not present a practical problem for those whose land is subject to the right. 
He said:  
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 ‘I guess from that experience that I’ve seen those people got a one off 
payment up front and then the carbon rights simply went to the accumulator 
or aggregator and the farmer carried on doing whatever they were doing 
and said ‘well those trees there – I can’t cut them down for 100 years but 
they weren’t really bothersome to the property under those circumstances so 
it really was an advantage’.  
Although participant 13 also identified the issue that may arise with succession 
of the third party (aggregator) who may hold the right which appears inevitable given 
the enduring (100 year) nature of the right. He said:  
‘I suppose when you look at a change in legislation where from 20 
something dollars per tonne to an open market situation where it might be 
$3 per tonne, if you are the aggregator your income stream has disappeared 
pretty quickly. There is still an obligation for 100 years when the tree is 
there in a contracted arrangement where there is an upfront payment has 
been made or there is an ongoing payment in some circumstances and the 
aggregator goes well ‘I simply can’t pay you, I am going to disappear. Who 
takes that over then?’ 
The issue of dealing with state leasehold interests was raised by participant 14 
(government officer), because the term of the state lease (typically 50 years) is likely 
to be less than the Kyoto required period of 100 years. He said:  
‘The lessee must use the land for a certain purpose, manage noxious weeds 
and pests etc. etc. All of those normal conditions would still apply. 
Interestingly too there are some other issues that we need to look at with 
non-freehold tenures. Most non-freehold tenures are for a particular term – 
30, 50 years, 75 years. Whereas the Federal legislation with carbon 
abatement interests says that you have to have it for 100 years a situation 
where if a lessee had for e.g. a 50 year term lease for pastoral purposes then 
the lessee would be the holder of the carbon abatement interest for the first 
50 years and then the state of Queensland as the reversionary owner, if the 
lessee decided not to renew his lease after 50 years, but it is qualified as a 
reversionary owner’. 
Participant 6 (carbon project manager and scientist) also raised the concern that 
reducing the period which the right endures to say 25 years may in effect create a 
situation of a subsidy for logging. He said:  
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 ‘The methodologies could be prepared that would result in a very small 
change in land use practice i.e. that could be just a slight postponing of 
logging events pushed forward a few years, claiming a carbon benefit and 
receiving a carbon income and undertaking an action that was supposed to 
be avoided only a few years later than it would have otherwise occurred. I 
guess there is opportunity there for perverse outcomes in the design of these 
schemes for people to gain or seek a monetary income for not really 
changing a great deal at all’.  
Participant 6 further commented: ‘The shorter the project period it is the 
opportunity there is for the benefits to be reversed at the end of the project. 
Obviously a 25 year project is less secure than a 100 year project’. This comment 
was made despite the participant being involved in many carbon sequestration 
projects under the Verified Carbon Standard, which carry a 25 year contract period. 
The preservation of the lifestyle associated with rural land is  seen as a priority 
for rural landholders. Any project, such as a carbon sequestration project that 
introduces external parties onto the land may be seen as a negative by landholders. 
This is a potential barrier to carbon sequestration projects. 
4.5.4 Preservation of lifestyle 
Many participants (P3, P12, P13 and P15), all with a background in rural 
valuation, identified preservation of control and an autonomous lifestyle as being 
very important to landholders and a potential barrier to carbon sequestration projects. 
The analogy was drawn between coal seam gas and carbon sequestration projects to 
identify the importance of autonomy and control in decision making as well as 
maintaining a rural lifestyle to many landholders. 
Participant 3 (rural valuer and agriculturalist) identified the importance of 
control to some rural operations, particularly the running of a feed lot. He said:  
‘It might be that you have a feed lot on your property. As soon as you have a 
feed lot, it is a quarantine minimum area and contractors driving in with soil 
on their vehicle will cause problems. How many times is someone going to 
drive in and out and potentially drop weed seeds on your property that you 
have to then deal with’.   
Participant 12 (rural valuer) noted that agriculturalists generally like to 
maintain control over their land. He drew on the example of the relationship that the 
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 Queensland Government has with state leaseholders and difficulties that this can 
bring because the leaseholders are not happy with the level of control that the state 
government has, as directed by the Land Act 1994. He said:  
‘In the old days when I worked for the lands department. The lands 
department and the lessee were really equal partners. We used to go and 
have a look at the leases every 10 years for development conditions and rent 
and there was a real relationship that the landholder recognized that he 
wasn’t the sole interest there. They had to give way to the state as the 
dominant owner of the thing. That worked – people just accepted that 
because it is the way it had been since settlement times.  That nexus has 
changed now, and people now have a lot more equity in it, just because the 
government has vacated the scene. But at least with the government and the 
land owner, they both wanted the same outcomes, to promote the 
development of the resource from a productivity point of view. And so 
everything was done to promote greater carrying capacities. But the new 
interests are not synonymous with the land owners interests. It’s not 
productivity that matters, it is how some aspect that is not related to his 
profitability benefits from the land’. 
Participant 12 also raised the issue that complications may arise due to a lack 
of understanding or variations in interpretations of the arrangement by the parties as 
to their rights under the arrangement. He said:   
‘It’s always an issue say if you have someone in charge of the carbon side of 
it or under an offset agreement it is unpredictable what each person’s 
perception of that level of ownership change is. You know one person might 
be very accommodating and another might be highly regulatory and just 
become a real nuisance and then you are stuck with them forever. I suppose 
you can get an erosion of rights too. So most people don’t like having 
someone else involved in their decision making with the land, especially if 
fire is part of the management practice. That is going to be a negative in 
carbon sequestration and stuff like that’.  
Similarly, participant 13 (finance and rural valuation) noted that privacy is 
important to rural land holders and for that reason alternative uses that generate an 
income may still be unpopular because introducing a third party with interest in the 
land impacts on privacy and results in loss of amenity.  
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 Participant 15 (rural valuer) valued lifestyle as part of the overall attraction of 
living in a rural context. He commented:  
‘From a family farm perspective it has reduced their freedom a lot. Where as 
a kid you could hop on a horse or hop in the farm yute and drive around well 
now you have got to be careful of traffic on the farm. It might be four wheel 
drives, it might be trucks. So it might be more like living on an urban block. 
That’s the difference of the lifestyle – parents have to be a lot more 
conscious of where there kids are because they don’t know who is coming 
and going. As a parent you would be certainly a lot more vigilant which you 
weren’t before because the kid was just having a swim in the dam or going 
for a ride on the bike or was just going down the paddock to shoot a few 
targets or whatever. Those sorts of activities are going to be limited. It’s not 
just the farming operations it is the lifestyle from a family perspective which 
the institutions, they don’t care about that. A lot of people don’t understand 
that until you point it out to them. This is a lifestyle where they live now that 
lifestyle and how they do that is impacted upon’. 
Interestingly participant 1 (agriculturalist) who is a landholder was less 
concerned with control and preservation of lifestyle and commented that he would be 
happy to have another party enter his property to assist in maintaining the trees. His 
primary concern was that there is generally a shortage of labour in running a farm 
and assistance in maintenance would be appreciated. When asked whether he would 
object to having a third party enter his property to maintain the trees he responded:  
‘Not particularly. I guess from my point of view I would be saying ‘look I’ll 
water them’. Well depending…. Labour is a killer. If they were to provide 
services in tree care or that type of package. It just means an approach that I 
was going to make some money out of it I suppose’. 
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 4.5.5 The carbon market and compliance requirements 
The interview data showed that one of the barriers to participation in carbon 
sequestration schemes identified by participants was the operation of the carbon 
market and the issues concerning compliance with carbon market operations.  
The majority of participants (P3, P6, P7, P9, P10, P14, P15) expressed the view 
that they supported a market based system for carbon emissions trading. Participant 6 
(carbon project manager and scientist) expressed the view:  
‘I think it can work. There are a lot of examples where it hasn’t worked but I 
think if the scheme is well designed it is really the main option, the only 
option to provide an alternative revenue source for land holders.  In the end 
if there isn’t that alternative revenue then most people will undertake the 
action that generates the most income’.  
Similarly, participant 14 (government officer) expressed the view that for a 
scheme to be successful in a market based system it is best influenced by market 
forces. He said,  
‘You could probably suggest that if there is not a market based system for it 
then it won’t work. I’m not saying that we all bow down and pray to the 
stock exchange but typically in a market economy then it is the market that 
drives it. The characteristics of the market based economy will be what 
applies to the trading of carbon. That is just the nature of it’. 
Participant 7 (forester and scientist) expressed the view that the attachment of 
carbon trading to the political environment of the day restricts the operation of the 
market. She said,  
‘I am in favour I would say. It seems, up until this point, that…I guess 
investment in anything to do with carbon resources has been very much 
influenced by the legislative and regulatory environment. With the 
organisations that I’ve worked with ether as a forest grower or as a 
consultant to carbon emitters, that any investment in a carbon project – 
whether it be feasibility studies or large-scale investments has very much 
been influenced by the priority placed on…you know, carbon market 
initiatives by the government of the day. So, it’s hard to imagine how, I 
guess, a market that is kind of self-regulated and not quite so influenced by 
the legislative environment actually would function. But I think that I can see 
a time where that could happen and I think that would be a good thing. I 
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 guess I assume that at some point, when we get our collective political and 
economic act together, that carbon will just be another product that’s traded 
the way we trade other products… So in general, I think having a carbon 
market is a way of incentivising the reduction…of offsetting of carbon 
emissions, I do think is a good thing’. 
Participant 9 (scientist and agriculturalist) highlighted that the introduction of a 
market value for carbon will assist in maintaining momentum. She made the point 
that many environmental endeavours are not successful because there is no attached 
monetary value to them despite the best of intentions.  
Participant 10 (advocacy group and lawyer) is opposed to non-market based 
systems because they tend to not be sustainable. She said,  
‘I guess we’ve seen and we’ve worn the brunt of non-market based or tax 
based schemes and in particular I guess, MIS was an example of that and 
where we have seen programs like that set up, you know invariably they fail 
or the bottom falls out of them at some point and there’s some sort of mess to 
clean up. So I guess, last week they’re talking about caps in trading and 
under the new framework and there’s lots of talk about creating bubbles by 
implementing non-real floors and prices for things in the ag sector. And 
overwhelmingly the farm orgs decided against putting those in because they 
felt that you know, invariably it catches up with you in time’. 
Participant 1 (agriculturalist and scientist) also expressed a view which was 
counter to most participants in that he is not completely in favour of a market based 
system for carbon trading. This was largely due to the framework that has been set 
up by the Kyoto Protocol which means that many market based systems are 
overridden by Kyoto elements. He said,  
‘Market based systems usually work but unfortunately we are driven by the 
Kyoto process. So we have got a combination of Kyoto overriding a lot of the 
commercial reality….In the case of shrubs I think there had to be something 
like a 25% canopy cover (required to be Kyoto compliant). If you were going 
to plant salt bush to feed the sheep and get a bit of carbon storage you 
couldn’t have a 25% canopy cover in that environment – you would as you 
got close to the coast. So there is another example of the rules interfering.’ 
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 The operation of the carbon market was of concern to some of the participants 
who considered this to be a barrier to the uptake of the scheme. The surety of the 
Australian credits against international credits was something that was mentioned by 
participant 3 (rural valuer and agriculturalist). He said,  
‘The issue I have is where the carbon rights or credits are being purchased 
or traded, because, unless you are dealing with them correctly, there is 
nothing to say that a company in Australia, because I know that New 
Zealand hasn’t done this, can’t go and buy carbon credits from Bali, 
Malaysia or PNG or somewhere and supposedly have carbon credits for 
trees or timber that is there. Are those trees going to stay? There is no 
certainty. I certainly know of companies in Australia who are looking at stuff 
in third world areas and there is no guarantee that won’t be wiped out, or be 
managed correctly’. 
Carbon audit and compliance was raised by participant 4 (forester and 
scientist) as a potential barrier to uptake of sequestration projects. Participant 4 raised 
the issue that unless an individual carbon audit was undertaken on a property the 
standard tables used to measure carbon were too conservative and didn’t account for 
the level of carbon that could be sequestered if the process was managed to achieve 
optimum carbon levels. To exacerbate this problem participant 4 recognised the 
barrier that having carbon stocks audited may well be excessive of the revenue that 
the carbon was generating. Further, participant 4 said that although it is cheaper to 
accept the default values at the commencement of involvement in the scheme, the 
cost is greater in the long term. He said,  
‘Yeah, and it’s the one size fits all – here’s the model, just take the pill, you 
will be good. And then you’ve got people who have a complete…I guess a 
full understanding of inventory systems and data management, and could 
have written the models for them, and they’re saying well ‘no, you’ve got to 
accept the default values’ and we’re going well ‘we can do all this – we are 
prepared to do the auditing’, there is people…there are groups around the 
country – whether they are farmers groups or foresters that are more than 
capable of doing this stuff and they don’t want default values. Accepting 
these default values is cheaper at the entry level – it doesn’t cost you a lot to 
start, but you’ll pay for it downstream’. 
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 Without having an established domestic market to trade carbon units the 
international market is the only opportunity for trading these units. Participant 5 
(lawyer and finance) noted that the voluntary market is not a very broad or deep 
market which limits the value of ACCUs. The variability of the international market 
is something that was also raised by participant 6 (carbon project manager and 
scientist) when he said:  
‘Ultimately we provide the landowner with all of the up to date market 
figures and the patterns over the past 5 to 10 years of the carbon market and 
in the end it is up to the landowner whether or not they wish to proceed 
based on that information. We always encourage them to go and do their 
own research. Our projects are in the voluntary market space which 
fluctuates wildly anywhere between 50cents and $30 per tonne over the last 
few years to give you some idea’. 
4.6 CONCLUSION 
Chapter 4 contained the results and analysis from the semi-structured 
interviews to document participant perceptions as to the benefits and barriers of 
carbon sequestration project participation with a view to answering the primary 
research question ‘What impact to carbon rights have on rural land and valuation 
practice in Queensland?’ This chapter was structured using the emerging themes that 
were identified through the coding and analysis of interview data, as described in 
Chapter 3 Research Design and Methods.  
A number of positives relating to carbon sequestration were presented in 
Chapter 4 such as the possible economic benefit and co-benefits such as possible 
improved land management and the benefit to pastures where grazing operations 
remain on the land and improved bio-diversity.  In addition, a number of significant 
barriers were identified by participants such as the overall uncertainty of the policy 
and legal framework, the extended duration of the interest and a lack of 
understanding of carbon sequestration projects by landholders. To balance these push 
pull factors the following question was asked to all participants, ‘Hypothetically, if 
you owned a rural property would you consider being involved in a carbon 
sequestration project?’ The participant response to this question is contained in 
Table 4-1. 
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 Table 4-1 Participant response to 'hypothetically, if you owned a rural property would you consider 
being involved in a carbon sequestration project?' 
Response  Number 
of 
responses 
Reasons 
Yes 1 P3: provided timbers could be harvested. 
P16: strong environmental values 
No 5 P1: policy too uncertain and returns for sufficient 
P2: has enough trees on property for limited water supply 
P6: policy too uncertain 
P9: agreements are too long and carbon price is too low. 
P12: policy too uncertain  
Possibly 4 P7: only if cost effective 
P8: only is satisfied with terms and conditions 
P10: dependent on time, cost and risks 
P14: only if satisfied with terms and conditions 
 
Although the majority of participants (5: 41%) showed no interest in 
participating in carbon sequestration in its current form, there were a number of 
participants (4: 33%) who were open to participation depending on the 
circumstances. Most commonly these participants would be influenced by the terms 
and conditions of the agreement offered to them and in particular the payment as 
against the costs associated with participation. Of those who had no interest three of 
the five stated that the reason they were not interested was the lack of policy clarity. 
This shows the many push pull factors that are at play when balancing the positives 
and negatives with carbon sequestration projects. 
The contribution that Chapter 4 makes to satisfying research objectives RO2 
and RO3 is outlined in Section 4.6.1 and Section 4.6.2. 
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 4.6.1 RO2: Determine the current understanding and market acceptance of the 
carbon right 
At the core of the participants belief in carbon sequestration and carbon rights 
is a belief in the science behind climate change that creates the imperative to embark 
on projects aimed at reducing greenhouse gas emissions. Of the participants asked 
about their belief in the science behind climate change 50% responded with an 
unequivocal belief in the science and that human behaviour is having an impact on 
climate. Of the remaining 50% of participants, none were dismissive of the science 
behind climate change but many were uncertain because of the alternative views 
expressed in the media. Another theme that was identifiable in the interview data was 
the belief that climate changes are manifesting in extreme weather events as opposed 
to merely global warming. 
There was generally an acceptance of carbon projects in forestry. There was 
some scepticism of projects that related to carbon stored in soils because of the 
variability of carbon levels due to the impact of rain and the issue with accurately 
accounting for carbon in soils. 
There was a perspective shared by participants that landholders did not fully 
understand the rights and obligations associated with carbon sequestration projects 
and may be in a situation whereby they had accepted payment for carbon rights in 
exchange for carbon rights being passed to a third party through a profit a prendre or 
carbon abatement interest, without understanding the potential intergenerational 
implications of the right.  
Not surprisingly, considering the participants were selected on the basis of their 
exposure to carbon sequestration projects, the participants generally had a sound 
level of knowledge regarding the benefits of carbon projects and potential barriers. 
However, there was still some misconceptions among the participant group 
concerning these issues, particularly concerning the permanence requirement for a 
carbon right to be Kyoto Protocol compliant. The 100 year permanence requirement 
was broadly seen as a significant barrier to carbon sequestration projects with only 3 
participants being supportive of this extended duration. The objection raised was 
based on the intergenerational implications of this right which extends beyond the 
life of one farmer and the fact that in many cases the duration extends the 
sequesterable life of a tree. 
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 Although participants generally understood the permanence requirement for a 
carbon right to be Kyoto compliant this was not unanimous. One participant 16 
(academic and property valuer) was surprised to discover the enduring nature of the 
right. One of the participants (participant 3: rural valuer and agriculturalist) 
expressed the belief that the end result of carbon sequestration projects is harvestable 
high end timber. This is also at odds with the permanence requirement. 
In addition the majority of participants saw carbon sequestration as a legitimate 
use of agricultural land. However, carbon sequestration was not considered to be an 
appropriate use for high quality cropping land. It was considered that there were 
possibilities for carbon sequestration to co-exist with other agricultural uses and 
assist in improved land management strategies. Improved bio-diversity is another co-
benefit that was identified by the participants. 
4.6.2 RO3: Analysis of the impact of the carbon right on those with a superior, 
freehold or leasehold interest in land 
Participants perceived a number of positive elements that emerged from 
landholder involvement in carbon sequestration projects. One of the positives was 
seen to be an economic benefit. This was particularly so if the landholder didn’t 
transfer their carbon rights to a third party.  
There were varying views from participants as to the current viability of carbon 
sequestration projects with some participants holding the view that the scheme is an 
opportunity for landholders to benefit financially through essentially doing nothing. 
This would be the situation where the carbon rights are exchanged through the 
establishment of a profit a prendre or carbon abatement interest to a third party in 
exchange for monetary consideration. For some participants the monetary exchange 
was not considered adequate for the right that is being traded and the enduring nature 
of that right.  
With respect to most decisions regarding land use there is a balancing of 
positive and negative factors to determine impact on the landholder. It was identified 
by many participants that the economic benefits could not be considered in isolation 
but rather should be considered along side the co-benefits of carbon sequestration 
which were identified as being improved bio-diversity and part of an established land 
management strategy. A theme that emerged from the data was that participants were 
not in favour prime cropping land being used for carbon sequestration but rather that 
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 sequestration projects should be on inferior land or strategically paced on prime land 
as part of the overall land management strategy. 
Any benefits from carbon sequestration projects must be looked at with full 
consideration to the negative consequences. Participants recognised the negative 
aspects as being a loss in rural lifestyle through potentially having third parties 
accessing the rural property and the enduring nature of the carbon right to satisfy 
Kyoto permanence requirements. A very dominant theme that emerged through 
analysis of the literature was the general uncertainty of the legal and policy 
framework due to changes in political will. Until the policy and legislative 
framework concerning emissions trading is consolidated and not subject to change 
with each change in government most participants considered that entry into a 
project is not currently viable. 
The impact of the carbon sequestration project on the landholder is largely 
dependant upon the nature of the carbon right and the carbon agreement that supports 
the carbon right. These issues will be addressed in Chapter 5 of this thesis.
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 Chapter 5: Participant perceptions: 
property rights issues 
5.1 INTRODUCTION 
Participant perceptions of the primary drivers and barriers to carbon 
sequestration were addressed in Chapter 4 of this thesis. There are a number of 
factors to balance in considering whether a carbon sequestration project will have a 
positive or negative impact on the underlying freehold or leasehold interest in land. 
One of the most significant aspects that will influence the impact of the carbon 
sequestration project is the carbon right that is attached to the land and the carbon 
agreement that gives form to the right.  
Chapter 5 contains the results and analysis from the semi-structured interviews 
to document participant perceptions as to their understanding of the carbon right, the 
carbon agreement and the impact that the carbon right has on rural land, both 
freehold and leasehold, with a view to answering the primary research question 
‘What impact to carbon rights have on rural land and valuation practice in 
Queensland?’ 
The objective of undertaking semi-structured interviews was to develop an 
understanding of the nature and characteristics of the carbon right in Queensland 
(RO1), to determine the current understanding and market acceptance of the carbon 
right (RO2), to understand the impact that the carbon right has on the superior 
interest in land, i.e., freehold or leasehold rural land in Queensland (RO3). The 
method in identifying participants, collecting and analysing interview data is 
discussed in Chapter 3 Research Design and Methods.  
This chapter is structured using the emerging themes that were identified 
through the coding and analysis of interview data, as described in Chapter 3 
Research Design and Methods. Like the presentation of analysed interview data in 
Chapter 4, Chapter 5 contains full comments to the extent required to give context to 
the comment and provide an understanding of the many divergent views on the topic. 
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 This chapter is structured as follows: Firstly the participants’ impressions of 
land tenure are discussed; followed by a discussion the carbon right and the form of 
that right as registered on title in Queensland. The participants’ impressions of the 
carbon agreement are then discussed including elements for inclusion a carbon 
agreement. 
5.2 LAND TENURE (RO2, RO3) 
Agricultural land in Queensland falls broadly into either freehold or state 
leasehold land with the majority of land in rural sectors being state leasehold, or 
sometimes referred to as Crown leases. State leasehold land also comes in many 
forms from perpetual leases to term leases and is administered by The Land Act 
1994. The rights associated with the lease are established through the lease itself and 
also through The Land Act 1994. Freehold land is administered according to the Land 
Title Act 1994. 
It was raised by some of the participants that there is little distinction in the 
market place between freehold and leasehold land. According to one participant this 
is largely due to the fact that the State Government will tend to renew leases even if 
the property is poorly managed, although it may be for a lesser term. Participant 3 
(rural valuer and agriculturalist) said: 
‘The previous state government brought in the change with Dellbassie and 
that sort of thing. Poor management of the property means that you will only 
get your lease renewed for another 30 years. If you are poorly managing 
your property you will get a 30 year lease. If you are managing it well you 
will get a 50 year lease. … and this is why they pay pretty much the same 
price for freehold and leasehold land. I don’t know of one that has been 
knocked back because you are doing a terrible job therefore you can’t have 
a lease renewed. And that is what it comes down to. There is no 
differentiation in the market between freehold and leasehold country 
because they don’t knock them back. A 30 year lease will probably get 
renewed for another 30 years and then another 30 years and that is if you 
are poorly managing the property’. 
  
132 Chapter 5: Participant perceptions: property rights issues 
 Participant 15 (rural valuer) commented that there has been little difference in 
the past as to how freehold and leasehold interests have been perceived. He said, 
‘People are probably a little bit ignorant in how they thought about it 
because the payment of the leasehold is based on the unimproved value – 
there is a calculation based on the unimproved value. The unimproved value 
is based on the transactions. During the 2000s when rural land prices were 
going up and up and up the land holders found out their lease payments 
were going up and up and up – at an exponential rate too because it wasn’t 
costing any more to develop the land. They were just paying more for it 
which meant the unimproved value was going up exponentially. They started 
to complain very vigorously but there were caps. The government put in caps 
or the maximum amount that a lease payment could increase on an annual 
basis’. 
The State Government remains as the owner of the land, subject to any claims 
for native title. For this reason there is a rental payment to be made to the state for 
the use of the land. There was some discussion by two of the participants as to the 
amount of payment. In the view of participant 3 (rural valuer and agriculturalist) that 
the payment of rent on a leasehold property is not significant. He said: 
‘You have got to pay your rates plus then a rental payment to the state 
government. You are paying an extra fee. That is why every now and then 
you will see the growers unions jumping up and down because it has gone 
from 1.5%  up to 5% and its going to ruin my business. It is 1.5% on UV 
(unimproved value) compared to 5% of UV. That is the only significant 
impost at the moment that they will get because there is no one is having 
leases knocked back – the only impost they have is that they have to pay this 
rental to the government on top of paying rates to the council. So there is not 
a huge rental. When you think that if you had an UV of $1mil you have a 
pretty good property and you are only going to pay $5000 per year in rent. 
  
Another factor which distinguishes a state leasehold interest from freehold that 
was recognised by participant 11 (academic and lawyer) is that the lessee must 
strictly comply with the terms of the lease and The Land Act 1994. This presents a 
problem when carbon sequestration is unlikely to be permitted under the original 
terms of the lease and to not use the lease for its stated purpose could result in the 
lease being terminated by the state. Participant 11 said: 
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 ‘The use of the land is very strictly regulated by the terms of the lease. You 
can only use it for the purpose stated in the lease. You can not use it for any 
other purpose and if you do that by itself it can enable the lease to be 
forfeited for breach. So from a legal perspective for most of Queensland, 
therefore for crown leasehold areas they would have to change more 
specifically to permit it or you would have to seek specific approval there 
would need to be a process put in place to enable that to happen more easily 
because I don’t think it is covered easily. Anything that requires changes to 
the lease requires the minister’s approval and that is a process and cost’.  
In the latest iteration of the Land Act 1994 and the implementation of the 
Delbassie agreement there has been a change in the way the State Government is 
perceived to be involved with the state leaseholder. Participant 12 (rural valuer) takes 
note of the changes over time in this arrangement. He said: 
‘In the old days when I worked for the Lands Department, the Lands 
Department and the lessee were really equal partners. They had to give way 
to the state as the dominant owner of the thing. That worked – people just 
accepted that because it is the way it had been since settlement times.  That 
nexus has changed now and people now have a lot more equity in it just 
because the government has vacated the scene but at least with the 
government and the land owner they both wanted the same outcomes to 
promote the development of the resource from a productivity point of view 
and so everything was done to promote greater carrying capacities but the 
new interests are not synonymous with the land owners interests. It’s not 
productivity that matters it is how some aspect that is not related to his 
profitability benefits from the land.’ 
The issue of ownership of carbon in the trees on leasehold land was raised by 
participant 8 (academic and property valuer), participant 11(academic and lawyer) 
and participant 14 (government officer). The accepted common law position with 
respect to freehold land is that the registered proprietor of the land also owns, or has 
exclusive rights to, any vegetation growing on the land including the carbon stored in 
the trees. Participant 8, participant 11, and participant 14 questioned the ownership of 
the carbon on land that is state owned and leased under the Land Act 1994. 
Participant 14 noted that it is a requirement of the state lease that the State 
Government grant permission for the leaseholder to engage in any carbon 
sequestration project and have the rights to the carbon signed over to the leaseholder 
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 by the Minister who administers the Land Act, currently the Honourable the Minister 
for Natural Resources and Mines. Participant 14 stated: 
‘The nature of the state leasing land in Queensland as it has been for over 
150 years now has been to achieve a diversified economy to achieve 
development of the large land mass of Queensland and to also achieve it in a 
cost effective manner.  For 150 years our land policy in Queensland has 
been to lease land rather than have the added cost of saying to a landholder 
you have to buy this land from the state as it is with all other freehold land. 
So attached to that because the lessee gets his non-freehold tenure for a 
significantly reduced rent there are some reservations and conditions 
attached to those leases… It also has reservations attached to that lease and 
in all of our non-freehold leases the right to timber and therefore the carbon 
stored in that timber is reserved to the state of Queensland. So the subtle 
difference between trying to create a carbon interest in a non-freehold world 
as against a carbon interest in a freehold world is that in a non-freehold 
world there has to be an additional interest sought from the minister 
administering the Land Act to have the minister prepared to grant the right 
to that carbon to that lessee. Once he has that right to that carbon then the 
lessee has the right to create a carbon abatement interest. Different from the 
freehold world where the freehold owner owns the trees on the land. That is 
quite a difference between the two general tenures in Queensland’. 
According to participant 14 (government officer) the Leaseholder does not 
have to make additional payment to the State of Queensland in lieu of the signing 
over of the rights to the carbon in the trees. Once secured by the leaseholder he or 
she is then in a position to enter into an agreement with a third party by way of a 
carbon abatement right or a profit a prendre. Further, participant 14 commented that 
the land must be used for the purpose that the lease was intended and continue with 
the other management obligations under the lease such as maintenance, 
improvements to the property etc. Interestingly, it was noted by participant 14 that 
the term of the leasehold interest (typically 50 years) will be less than the term of the 
carbon abatement right and many profit a prendre interests. This puts the State 
Government in a precarious position of satisfying the obligations under the carbon 
agreement should they end up as the holder of the reversionary interest. He said, 
‘The lessee must use the land for a certain purpose, manage noxious weeds 
and pests etc. etc.. All of those normal conditions would still apply. 
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 Interestingly too there are some other issues that we need to look at with 
non-freehold tenures. Most non-freehold tenures are for a particular term – 
30, 50 years, 75 years. Whereas the federal legislation with carbon 
abatement interests says that you have to have it for 100 years. A situation 
where if a lessee had, for e.g. a 50 year term lease for pastoral purposes, 
then the lessee would be the holder of the carbon abatement interest for the 
first 50 years and then the state of Qld as the reversionary owner if the 
lessee decided not to renew his lease after 50 years, but it is qualified as a 
reversionary owner’. 
The nature of the carbon right will determine the overall impact on leasehold or 
freehold interests in land. The carbon right will be discussed in Section 5.3. 
5.3 THE CARBON RIGHT (RO1, RO2) 
Section 5.3 contains the participants’ perceptions concerning the form of 
carbon right registered on title in Queensland or as relevant to state leasehold land, 
i.e. profit a prendre or carbon abatement interest, in addition to the impact of the 
carbon right on securities.  
5.3.1 Form of the carbon right 
The two types of registrable carbon rights in use in Queensland are the profit a 
prendre and the carbon abatement interest. The carbon abatement interest was the 
most recently introduced and is attached to freehold land through the Land Title Act 
1992 and leasehold land through the Land Act 1994. 
One of the significant findings of the interviews was that the level of 
knowledge and understanding of the carbon abatement interest was extremely low. 
With the exception of participants 14 (Government officer) and participant 12 (rural 
valuer), there was a lack of awareness of the existence of the Queensland carbon 
abatement interest. Of the participants interviewed and asked to discuss the carbon 
abatement interest 11 participants had not ever heard of the Carbon Abatement 
interest (P2, P3, P4, P5, P6, P7, P8, P9, P11, P13, P15). This meant that much of the 
focus of questions concerning carbon rights tended to focus on the profit a prendre as 
the more commonly understood property right that has been used in Queensland and 
some other states to address carbon and forestry rights.  
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 When participants were asked whether they considered the carbon abatement 
interest and profit a prendre to be an encumbrance on title, all participants responded 
that it would be considered an encumbrance on the landholders title (P3, P6, P9, P10, 
P12 and P14). 
Participant 14 (government officer) had a strong understanding of both the 
nature of the profit a prendre interest in land and the carbon abatement interest. He 
commented: 
‘A profit a prendre is a secondary interest that was created quite a long time 
before our new carbon abatement interests and the driver for the profits a 
prendre, and it’s not a new term, it is something that has been around for 
over 100 years. It is a right to grow a crop, a right to take gravel, a right to 
take timber, a right to grow trees. At that particular time a profit a prendre 
could be quite validly used for a carbon sequestration type activity. It can be 
positive and negative. A right to grow the timber or a right to preserve the 
timber ergo preserving the carbon. Most of the profits that we have seen 
registered so far are not about preserving the timber. They are about what 
we think of as true profits – that is a right to grow a crop, a right to grow 
some trees, a right to take gravel, a right to take sand. That is the nature of 
them. In the early days they were profits a prendre for carbon storage and 
sequestration because that was the only vehicle we had at that particular 
time and it preceded the Commonwealth legislative framework.’ 
As previously stated, the interview analysis showed that the participants’ were 
more familiar with the right that has been used to register a carbon right in 
Queensland and many other states in Australia, the profit a prendre. However, the 
use of the profit a prendre did raise some issues for participants (P4, P6, P10, P12, 
P15, P8, P16) as to its appropriateness for the purpose of registering a carbon right. 
Participant 4 (forester and scientist) commented that there was a lack of 
understanding generally as to what a profit a prendre is and how they operate. He 
said:  
‘the whole thing about the profits a prendre is that it’s quite an old legal 
tool, and our foray into profits a prendre indicated to us pretty early in the 
piece, that very few people understood them… No, well even the titles office 
didn’t understand. I mean you could alternatively achieve the same thing 
through a lease. You could enter into a formal lease agreement and that’s 
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 another option…where you formally enter into a lease. But the lease has still 
got to be a registered lease.’ 
The lack of understanding by many participants was reinforced by comments 
such as that by participant 5 (lawyer and finance) who when asked about the use of a 
profit a prendre for the registration of a carbon right, responded ‘The profit a prendre 
is an old term – is that where someone has the right to come in? What do you mean 
by that?...It is usually used for picking fruit.’.. Participant 10 (advocacy group and 
lawyer) commented: 
‘I think people are fairly confused about what a profits a prendre is anyway 
and how they operate – there’s not a hell of a lot of people who are familiar 
with that framework and operate it …’. 
Similarly, participant 12 (rural valuer) reinforced the views of other 
participants when he made the statement, 
‘Profit a prendre, they are not a very contemporary title for something that 
is long term and involves a proprietorial interest’. 
Further, participant 12 made comment that he had been involved in litigation as 
an expert witness valuer. The primary point of disagreement between the parties is 
which of the parties has the dominant interest in the land. Is it the holder of the profit 
a prendre or is it the holder of the underlying interest in land? This is demonstrative 
of the lack of understanding between the parties particularly the landholder who did 
not acknowledge the holder of the profit a prendre as a holder of a significant right to 
the property. 
Several participants expressed the belief that the profit a prendre is not an 
appropriate property right for registration of a carbon interest in land (P8, P15, P16). 
These participants all have experience in rural valuation. Participant 8 (academic and 
rural valuer) expressed the view that the profit a prendre is not an appropriate vehicle 
for the registration of a carbon right. He said,  
‘Profits a prendre being a bastardisation of a common law principle as you 
well know. Profits a prendre is an ancient form of property right – it involves 
taking the natural produce off the land and disposing of it either by sale or 
use off the land. That’s the basic principle… The use of profits a prendre as 
a basis for the forest rights in NSW is in my view, an abomination of 
common law principles… It’s a problem we’re going to face. You certainly 
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 don’t have right to the physical wood fibre, and if you don’t have rights to a 
physical wood fibre, what exactly do you have? You have rights to access the 
benefits gained from the wood fibre being created by a natural process 
through photosynthesis by the tree on the land. But where does the … 
science lock into property law? It doesn’t. There is a gap between them. We 
know how the photosynthesis works; we know how carbon is amassed in 
terms of wood fibre and cellulose. How does that equate to a regime to 
create a robust property right?… a regime which banks and financial 
institutions can regard as robust enough to give them the security to advance 
a loan, that’s the question.’ 
Similarly, participant 16 (academic and property valuer) believes that a profit a 
prendre is not an appropriate vehicle to register a carbon right on title due to the most 
fundamental elements of a profit a prendre, i.e. to remove something from the land, 
being at odds with the function of carbon sequestration.  
Despite the fact that a profit a prendre appears to be a poorly understood 
property right within the participant group, participant 11 (academic and lawyer) 
noted that the carbon abatement interest is even more poorly understood. She said: 
‘It (the carbon abatement interest) is a very foreign right under our property 
law. I have not actually had anything to do with it.  I will be interested to see 
how it works in practice. I suppose the profit a prendre is very regulated and 
people understand what that right is and it is established, whereas my 
understanding of carbon abatement right is the agreement is really subject 
to what people themselves put in the agreements. Maybe that needs better 
regulation’. 
Further, participant 11 questioned whether the profit a prendre was an 
appropriate vehicle for securing a carbon right on title with the consideration being 
given to a lease being more appropriate. However, she further went on to discuss the 
issue that a lease provides an exclusive right to the lessee, which may not be 
appropriate under the circumstances considering that the carbon right may 
successfully run along side grazing interests on the land.  
One of the issues raised by participants 8 and 16 was the lack of uniformity of 
interests across the states and territories of Australia. Participant 8 (academic and 
property valuer) said:  
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 ‘…There has to be, I think, a harmonised creation of a statutory right to 
carbon which has the protection of indefeasibility …which has the qualities 
of the property right territoriality. We have all the other things which are 
needed…transferability, definitional qualities, security, stability – all the 
sorts of things which are there in the six tests of property rights. They’ve 
only got to be embodied in any sort of harmonised legislation to create the 
statutory estate in carbon. That’s the bottom line.’  
Participant 11 (academic and lawyer) made comment that there is no standard 
form for the carbon abatement interest, which introduces another level of complexity 
in controlling the right across the various jurisdictions in Australia.  
‘It appears that they are not detailed at all because there is no set form for 
it. It is a bit harder to control when there is no set form for it across the 
jurisdictions I would think’. 
When asked about the difference between a profit a prendre and a carbon 
abatement right all participants with the exception of participant 14 (government 
officer) were unable to answer the question at all and elicited responses like; ‘Good 
question I hadn’t thought about that’ (participant 3); ‘I have looked at it but I haven’t 
compared it with a profit a prendre’ (participant 12). 
5.3.2 The carbon property right as security 
The adequacy of the carbon property right as security was identified in the 
interview data. Participant 3 (rural valuer and agriculturalist) raised the point that 
where one parcel of land is subject to many different rights pertaining to different 
parties there is the potential for confusion and conflict when it comes to securing 
debt over the land. He said, 
‘I’m a farmer and I have my mortgage to bank B. You are carbon company 
C who wants to borrow from bank D to buy carbon rights from me to sell 
them to company E who has funds borrowed from bank F. I can see a 
nightmare here. What happens if one party goes under? Where does 
everything go?’ 
Participant 5 (lawyer and finance) expressed some concern for the financier in 
that the financial institution is not able to take security over the wood fibre, when 
taking security of the land because this is likely to be held by the a third party in 
many instances (the aggregator). He said: 
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 ‘One thing that I’m not sure we have factored in is the rights of taking 
security over the unit, and in this situation the carbon unit is always going to 
the aggregator, so it is not available to us as a piece of security. We are not 
experienced with that yet either but if we did then we might look at that as a 
positive because it is a freely exchangeable right – although I would query 
that it is there yet’. 
Participant 8 (academic and property valuer) also raised the issue of the third 
party aggregator having the ability to use the carbon right as a secured interest over 
any borrowing he or she may need to implement the carbon project. He said: 
‘But the problem lies in the fact that what exactly is the security that the 
funder or the debt or equity provider is getting if the carbon entrepreneur 
needs to raise money to basically put in place the capital to create the CFI 
enterprise on a farmer’s property. The funder, or the debt or equity provider, 
would be reasonably saying, ‘well look, I’ll place a mortgage on the 
property’, but the land owner will say, ‘no you’re not, I don’t want you to 
place a mortgage on the property because…I entered into an arrangement 
with the carbon entrepreneur’. And it may be a lease,…it may not even be a 
lease, – it just might be a commercial agreement between the farmer, the 
land owner and the carbon entrepreneur, which has, attached to it, a certain 
definition of some land where certain activities are going to occur on it. And 
so it comes down to the fundamental problem that what is the asset that’s 
going to be offered to a debt or equity funder to support what could be a 
very substantial amount of money that has to be borrowed by the carbon 
entrepreneur? We haven’t resolved that question…Now I think that’s going 
to be a major problem because markets require debt and equity to run.’ 
In contrast, participant 6 (carbon property manager and scientist) stated that it 
is common in Tasmania that there is not a registered carbon right on title. It appears 
that many of the arrangements with third parties exist as commercial agreements 
only without a registered property right attached to them. Participant 6 was aware of 
only one arrangement in Tasmania where a right was registered on title to reinforce 
the commercial agreement upon sale of the property.  
Participant 9 (scientist and agriculturalist) also confirmed that it is not common 
to have a carbon right registered on title in Tasmania. In some instances statutory 
covenants are used to ensure that avoided deforestation projects maintain a degree of 
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 permanence. Participant 9 stressed that despite a degree of enforcement of these 
covenants any involvement by the landholder is always voluntary.  
It became evident through interview data analysis that there was generally a 
lack of understanding of the form of carbon rights. Participant 15 (rural valuer) also 
made comment that there is a lack of transparency about the nature and form of each 
of these rights as well. He said: 
There wasn’t a lot of transparency about it. That’s the other thing too. The 
scheme overall to be successful and for higher level of adoption and a higher 
level of acceptance you need that level of transparency in the market to see 
what’s happening. Land transactions - we need a separate register for 
transactions for those with carbon property rights as well so that you know 
where they are located, what sort of activity it is, whether the sequestration 
is what is there now or what is allowed to build up over time and annual 
payment, biannual or whatever payment schedule they want to come up with 
or whether it is something that is already there. If it is something that is 
already there it might be an established area of regrowth. If it is something 
that is building up it might be an area that has been strategically replanted 
back to timber, and a payment schedule. They are the main things.  
5.3.3 Removal of the carbon property right from title 
Many of the participants (P3, P6, P9, P10) did not understand how a carbon 
right could be removed from title or how difficult this would be.  
Only three of the participants (P1, P11, P14) expressed an opinion as to how 
the right could be removed. Participant 11 (academic and lawyer) thought that the 
right could only be removed if it was subject to one of the exceptions to 
indefeasibility. Participant 11 said: 
‘I would have thought that if it is an interest registered on title – it is then 
subject to indefeasibility you could only get it off title (unless there is a 
specific provision in there) if there is one the exceptions to indefeasibility 
proven.’ 
Participant 14 (government officer) recognised that the carbon right registered 
on title would be difficult to remove. Participant 14 said: 
‘It is not so much if it is difficult or not. At point 1 in the cycle the landholder 
(freehold land) owns the carbon because he owns the land and he owns 
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 everything attached to the land. If he decides to register a carbon abatement 
interest on his land (a carbon right) for the purpose of either selling it to 
someone else or for the purpose of holding it and trading it in a 
Commonwealth trading scheme it is there on the land for 100 years. It can 
be removed from his land, so that the interest can be released, if the holder 
of that carbon right surrenders that carbon right. Once that carbon right has 
been created and has been on sold or has been granted to someone else that 
other person holds that right to that carbon on the land. Like an easement on 
the land if you grant an easement to your next door neighbour to use part of 
your land once you sign that easement document that is the right gone until 
the person who has that right agrees to surrender it or there is an action in 
the court or something like that to have the right removed. So if anything you 
would suggest that with granting of carbon rights parties have to recognize 
that once the carbon right is granted it is locked up for 100 years. It is not 
going to be easy to remove it or to release it from the land’. 
Participant 14 further described that once the interest in land is created, it is an 
interest in land and continues despite the possible succession of the party who holds 
the interest or mismanagement of the land. He said:  
The interest in the land is just that, an interest in land. If the interest is sold 
to a third party and that third party goes bankrupt then the normal laws of 
bankruptcy will deal with that particular interest in the land. If the carbon 
abatement interest is not managed etc. or the land is not managed to the 
standard that the Commonwealth requires, and the Commonwealth does all 
that assessment, so it is really saying that the value in the interest is only 
there if you can trade in the Commonwealth scheme and the only reason you 
are going to be able to trade in the commonwealth scheme is if you prove 
you have got the interest and you also manage or comply with the 
commonwealth rules etc. Once you cease to comply with the Commonwealth 
rules either as the land holder or someone else who holds the interest then 
the value diminishes straight away because the Commonwealth say ‘no you 
are not complying with those things we are going to cancel your carbon 
credits. So that’s how I would see it happen.’ 
The nature of the carbon right provides only part of the picture of the 
characteristics of a carbon right. The carbon agreement provides the detail as to the 
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 form of the right and the impact it is likely to have on the freehold or leasehold 
interest in land. 
5.4 THE CARBON AGREEMENT (RO1, RO2, RO3) 
Section 5.4 contains the participants’ perceptions concerning the carbon 
agreement or the instrument that provides form to the carbon right that is registered 
on title. Section 5.4 also provides the participants’ perceptions as to what should 
typically be included in a carbon agreement.  
The carbon agreement provides the form and substance to the carbon 
abatement interest that is registered on title. A profit a prendre and a carbon 
abatement right are both likely to be supported by a separate contractual agreement 
between the parties. The carbon agreement applies specifically to the carbon 
abatement right although could be transferable to the profit a prendre when 
considering the terms of the agreement that should be considered by the parties and 
any property professional who may become involved in a property transaction for a 
property subject to a carbon right. 
Participant 4 (forester and scientist) confirmed that when a profit a prendre was 
entered into for forestry purposes there was also a commercial agreement between 
the parties that mirrored the clauses of the profit a prendre.  
The interview analysis revealed that all rural valuers (P3, P8, P12, P15, and 
P16) considered it imperative that a property valuer reviews all information 
registered on title and any supplementary agreements that may impact the property, 
including the carbon agreement.   
Participant 3 (rural valuer and agriculturalist) considered the similarity in some 
ways with a property that may be impacted by coal seam gas. He said,  
‘If someone was going into a gas negotiation then if I was a valuer I would 
be wanting to see the outcomes of the gas negotiation – how much income 
you are going to get, what the access rights are and all of those types of 
things because it affects how the property can be run. I look at this the same 
way’. 
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 5.4.1 Contents of the agreement 
The contents of the agreement give the property right its form and 
consequently are important when looking at the impact of the profit a prendre or 
carbon abatement interest on the land.   
When discussing the elements that should be included in a carbon agreement 
the participants identified a number of items for inclusion. The themes that emerged 
through analysis of interview data are identified in Table 5-1.  
Table 5-1 Inclusions in a carbon agreement 
Topic for Inclusion in Carbon Agreement Raised by Participant 
Payment made to land holder – quantum and 
structure 
P4, P13 
Duration of the project P6 
Management responsibilities of the parties P6, P9, P14, P15 
Risk sharing between the parties P10, P12, P13, P15 
Species of trees to be planted/viability P8, P14 
Spacing of trees and allowable secondary use or 
alternative agricultural use: grazing 
P7, P10, P12, P14, P15 
Insurance P11 
Succession planning and assignment of the right P10, P11 
Liabilities for breach P6 
Dispute resolution mechanism P15 
 
Participant 4 (forester and scientist) noted that one of the most important 
elements of the agreement was payment when determining value of the underlying 
freehold or leasehold interest in land.  
Adequately identifying the responsibilities of the respective parties in the 
agreement was identified by several participants (P6, P9, P14 and P15). Participant 6 
discussed his experience in entering into carbon agreements as a carbon project 
facilitator. He considered the important elements of the agreement to be the duration 
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 of the project and identifying explicitly the responsibilities of the parties for 
management of the project. He said: 
‘I guess the most important one is obviously the duration of the project. How 
long the project has to be in place for. Secondly it would be clearly outlining 
who has responsibility and what those responsibilities are in terms of 
whatever the agreement is for and perhaps even if it was a contract the 
penalties that could accompany non-compliance’. 
Further participant 6 commented that the specifics of the agreements he has 
been a party to focus less about penalties and more on responsibilities of the parties. 
The contracts also include a liability should parties not comply with the terms of the 
agreement. He said, 
‘I guess I can talk about the contract agreements that we have for our 
projects. It doesn’t specifically state the penalties it more indicates that there 
is a responsibility and there is a liability for failure to comply with the 
project requirements. In this case avoiding the logging events in the forest 
area’. 
Participant 10 (advocacy group and lawyer) also identified secondary land uses 
as an element for inclusion in the carbon agreement in addition to other things. The 
uniqueness of each agreement was identified by participant 7 (forester and scientist) 
who noted that in her experience every negotiation with every land holder differed 
and contained unique terms depending on the requirements of the land holder.  This 
may include negotiations around the timing of planting trees, spacing of the trees to 
allow for optimal grazing opportunities and access to water rights. 
When considering the context of the carbon negotiations between the land 
holder and the third party carbon forester, participant 8 (academic and property 
valuer) noted the importance of the landholder seeking adequate professional advice. 
The permanence of the arrangement that the land holder is entering was 
acknowledged by participant 8 which exacerbates the need for the arrangement to be 
manageable for the landholder. The elements that were raised by participant 8 to be 
included in the contract were an identification of the most appropriate species of 
trees to maximise carbon accrual and future proof against climatic changes, 
insurance arrangements to protect obligations to eventual purchasers of the 
sequestered carbon, well documented management obligations, payment that is not 
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 impacted by the peaks and troughs of the carbon market, a profit share arrangement 
and a plan for management of successors both from the land holder and the third 
party carbon forester.  
Participants 10 and 11 (advocacy group and lawyer; academic and lawyer) had 
no knowledge of the existence of carbon agreements to support the carbon right. 
Although participant 10 was not aware of the existence of carbon agreements she 
noted the importance of having the significant points of agreement registered on title. 
The analogy was drawn between carbon agreements and coal seam gas agreements. 
She said, 
‘…conducting consultation agreements in the CSG industry, we register on 
title now or that we will be registering on title shortly because it signals to 
any potential buyer or interested party what the arrangement is and 
obviously you probably wouldn’t put the full contract on there.’ 
When discussing the contents of the agreement participants 10 and 11 
discussed the need for succession planning in the carbon agreement. Participant 11 
said, 
‘…you would have to deal with things like insurance, liability, succession – 
depending on who owns the right – what form they have it in i.e. company or 
someone else. Whether the right can be assigned to anybody without the 
landholders consent. That may have some impact. Within families you can 
get disputes and things like that. You would have to have something about 
succession depending on who owns it and possibly from the landholders 
perspective to control it you might want a first right of refusal. 
If you have granted it to a smaller company and they go to sell it and 
suddenly you’ve got a big company possibly controlling the whole of an area 
and therefore they might want to act detrimentally or do something that you 
don’t agree with. While they are entitled to under the agreement with the 
trees you don’t have that warm and fuzzy handshake on certain things that 
you thought you had. You might want the first of refusal or right to vet who 
they transfer it to or something like that’. 
Further participant 11 made comment that there needs to be provisions in the 
agreement for the termination of the contract should the trees be destroyed or the 
third party becomes bankrupt or ceases to exist.  
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 Participant 15 (rural valuer) considered that the focus of the agreement should 
be around management of the property and the extent to which normal farming 
operations would be interrupted. In addition he raised the point of requiring a dispute 
resolution mechanism in the agreement to address issues  that may arise such as 
changes in science and how this could relate to the project.  He said, 
‘I would want to see whether the land owner can do their normal activities. 
If it is say a grazing property can they do strategic burns from time to time. 
Can they control regrowth to a certain level are there restrictions on 
stocking rates. Those sorts of things that may impact on their productivity 
and day to day management. Who’s the adjudicator or who is the someone 
you go to test or ask questions. Is that someone who is independent. The 
CO2 manager who has that right – what if the benchmarks change in science 
– that’s got to be a test. When you think about the benchmarks for science 
that is probably a risk that the CO2 initiator carries. If the methodology has 
been approved so that it tests that – it should probably be removed’.  
The carbon agreement is a fundamental element in determining the nature and 
form of a carbon right in Queensland. Whilst the right, i.e., profit a prendre or carbon 
abatement interest may be registered on title and the qualities of this right will be 
determined by the statutes that create the right, the nature and form of the right is 
determined by the carbon agreement. Participants’ perspectives regarding the 
importance of the carbon agreement and the essential elements of a carbon 
agreement were addressed in this section. 
5.5 CONCLUSION 
Chapter 5 contained the results and analysis from the semi-structured 
interviews to document participant perceptions as to their understanding of the 
carbon right, the carbon agreement and the impact that the carbon right has on rural 
land, with a view to answering the primary research question ‘What impact to carbon 
rights have on rural land and valuation practice in Queensland?’ 
This chapter was structured using the emerging themes that were identified 
through the coding and analysis of interview data, as described in Chapter 3 
Research Design and Methods. The contribution to that Chapter 5 makes to 
satisfying research objectives RO1, RO2 and RO3 is outlined in Section 5.5.1, 
Section 5.5.2 and Section 5.5.3. 
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 5.5.1 RO1: Identification of the nature and characteristics of the carbon right in 
Queensland 
The nature and characteristics will be determined not only by the statutes that 
establish the carbon right i.e. the profit a prendre or carbon abatement interest but 
according to Christensen et.al. (2013) careful drafting of the carbon agreement is 
essential to minimise risks associated with the carbon right for the landholder. In 
essence the carbon agreement gives form to the carbon right. 
The carbon right is registered on title as either a profit a prendre or a carbon 
abatement interest in Queensland. The carbon abatement interest was not well known 
to the participant group. However, the use of the profit a prendre was discussed 
widely by participants.  A theme that emerged in the interview data was that the 
profit a prendre was considered to be an inappropriate way of recognising a right to 
stored carbon in trees. A profit a prendre was considered to be traditionally for the 
taking of something from land e.g. fruit or animals, as opposed to adding something 
to the land as in the case of a carbon right. It was also recognised by participants that 
a profit a prendre was a dated legal concept and generally poorly understood. 
The importance of a carefully crafted carbon agreement was another theme that 
emerged through analysis of the interview data with the following inclusions 
identified by participants as most important: 
• Spacing of trees to allow for secondary agricultural use i.e. grazing (5 
participants 
• Identification of management responsibilities of the parties (4 participants) 
• Documentation of risk sharing between the parties (4 participants) 
• Species of trees to be planted (i.e. viability) (3 parties) 
• Payment made to the landholder i.e. quantum and structure (2 participants) 
• Succession planning and assignment of the right (2 participants) 
• Duration of the project (1 participant) 
• Insurance requirements (1 participant) 
• Liabilities for breach of the agreement (1 participant) 
• Dispute resolution mechanism (1 participant) 
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 It is the elements of the carbon agreement that will form the characteristics of 
the carbon right beyond the statutory framework that has been implemented to 
establish the right. 
5.5.2 RO2: Determine the current understanding and market acceptance of the 
carbon right 
When discussing the impact of the carbon right on freehold and leasehold land 
in Queensland it became apparent that some participants perceived freehold and 
leasehold land as being very similar with the rent paid on leasehold land seen as 
inconsequential due to the state government’s willingness to renew a state lease even 
when a property is not managed to a high level.  
Most participants had some understanding of a profit a prendre and its 
application to registering carbon rights over a rural property. However, as discussed 
in Section 5.5.1 many participants thought the use of a profit a prendre for this 
purpose was ill conceived. The interview data showed that participants viewed the 
profit a prendre as being poorly understood generally. 
One of the most significant findings of the interviews was the limited 
knowledge and understanding that many participants had with respect to the carbon 
abatement interest. With the exception of participant 14 (government officer) who 
had a detailed knowledge of the carbon abatement interest, and participant 12 (rural 
valuer) who was aware of the introduction of the property right, all other participants 
had no knowledge or awareness whatsoever of the introduction of the carbon 
abatement interest at the time of conducting the interviews.  
Despite not having been exposed to the carbon abatement interest the 
participants were aware of the issues that may be faced by a landholder seeking 
finance over their land and the optimum inclusions in a carbon agreement, as 
discussed in Section 5.5.1.  
5.5.3 RO3: Analysis of the impact of the carbon right on those with a superior, 
freehold or leasehold interest in land 
The ease with which a landholder may enter into a carbon agreement and 
establish a carbon right on their land varies depending on whether they hold the 
freehold or the leasehold estate in that land. It was raised by participant 14 
(government officer) that there is additional complexity to establishing a third party 
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 interest on leasehold land. Permission from the Minister responsible for 
administration of the Land Act 1994 is required. In addition, the original terms of the 
lease must continue to be adhered to with respect to the primary use of the property. 
Despite the state retaining rights to the trees the leaseholder is given the benefit of 
those rights to transfer to a third party without any additional payment to the state. 
It was noted by participant 14 that the transfer of the rights to carbon 
sequestered in trees to a third party may put the state in a situation of having to 
satisfy the leaseholder’s obligations under the carbon agreement if they end up 
holding the reversionary interest in the land due to the extended duration of the 
carbon agreement in relation to the term of the state lease. 
The contents of the carbon agreement is essential to maximise the benefits to 
the landholder and minimise the potential risks. Interview data revealed that the 
carbon agreement should be crafted to allow the landholder to use carbon rights as 
part of an effective land management strategy that would include other agricultural 
uses such as grazing. Considerations that should be included in the carbon agreement 
would include elements like spacing of the trees to allow for grazing in and amongst 
the trees. Other issues that should be included in the carbon agreement are duration 
of the right and payment quantum and structure to the landholder. Issues like 
management obligations, succession planning and insurance requirements are all to 
be included to maximise the benefits to the landholder. 
An understanding of the characteristics of the carbon right is essential when 
valuing land that is subject to the carbon right. Chapter 6 explores the participants’ 
perceptions of valuation issues that are relevant to the valuation of rural land that is 
subject to a carbon right. 
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 Chapter 6: Participant Perceptions: 
Valuation Issues 
6.1 INTRODUCTION 
A thorough understanding of the nature and characteristics of a carbon right are 
essential to understand the impact that the carbon right will have on rural land from a 
valuation perspective. Chapter 5 explored the participants’ knowledge and 
understanding of the carbon right and the carbon agreement which gives the right its 
form. A significant finding in Chapter 5 is the knowledge limitations of the 
participant group regarding the carbon abatement interest in Queensland. 
Chapter 6 contains the results and analysis from the semi-structured interviews 
to document participant perceptions of appropriate rural valuation methodologies for 
rural property subject to unique property rights such as carbon and the issues 
affecting the value of land subject to carbon rights. This discussion contributes to 
answering the primary research question ‘What impact to carbon rights have on 
rural land and valuation practice in Queensland?’  
The objective of undertaking semi-structured interviews was to: 
•  develop an understanding of the nature and characteristics of the carbon 
right in Queensland (RO1)  
• determine the current understanding and market acceptance of the carbon 
right (RO2)  
• understand the impact that the carbon right has on the superior interest in 
land, i.e., freehold or leasehold rural land in Queensland (RO3) 
• identify the adequacy of current valuation practice to value land that is 
subject to carbon rights (RO4), and  
• identify the issues a rural valuer should consider when valuing land subject 
to a carbon right (RO5).  
The method of identifying participants, collecting and analysing interview data 
is discussed in Chapter 3 Research Design and Methods.  
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 This chapter is structured using the emerging themes that were identified 
through the coding and analysis of interview data, as described in Chapter 3 
Research Design and Methods. Participant comments have been included in enough 
detail to provide context to the comments and the divergent views of participant 
groups. 
In this chapter rural valuation methodologies commonly used by the 
participants are discussed, followed by a discussion the participants’ perceptions 
regarding appropriate methodologies for the valuation of rural land that is subject to 
unique property rights. The participants’ views on appropriate methodologies to 
value rural land that is subject to carbon rights are then addressed. Finally the 
participants’ perceptions regarding the issues that impact on the value of rural land 
subject to carbon rights are addressed. 
6.2 RURAL VALUATION METHODOLOGIES (RO4, RO5) 
In Queensland general registration as a property valuer, under the Valuers 
Registration Act 1992, also allows the practicing valuer to value rural properties. 
However, this is tempered against the requirement for API CPV, required for many 
valuations like mortgage security work, to not practice outside the area of expertise 
unless under the tutelage of a more experienced valuer in accordance with Rule 1.6 
of the API Code of Professional Conduct. For this reason rural valuation is a 
specialised area of valuation. All participants who are valuers have specialised in 
rural valuation for an extended period and would be considered to be experts in this 
field. 
To fully understand how a specialist rural valuer might respond to the valuation 
of a freehold or leasehold interest in land that is subject to a carbon right it is useful 
to understand the commonly used rural valuation methodologies. When asked which 
valuation methodologies the participant valuers used the most commonly identified 
methodology was direct comparison as can be seen in Table 6-1 and Figure 6-1. 
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 Table 6-1 Commonly used rural valuation methodologies 
Valuation Methodology Participants who commonly used this 
methodology 
Direct comparison P3, P8, P12, P13, P15 
Productivity methodologies, e.g. beast 
area value or dry sheep equivalent 
P3, P15 
Capitalisation P12, P15 
Discounted cash flow P15 
Other methodologies, e.g. contingent 
valuation approach 
No participants actively use alternative 
approaches to valuation. 
 
 
Figure 6-1 Use of rural valuation methodologies by participant valuers 
One theme that emerged strongly in the interview data was that direct 
comparison is the most widely used of all of the rural valuation methodologies. Five 
of the participant valuers (P3, P8, P12, P13, P15) used direct comparison almost 
exclusively.  
There was also an acknowledgement by participant 3 (rural valuer and 
agriculturalist) that even the productivity methods and capitalisation are really a form 
of direct comparison at an elemental level. He said: 
‘Even an investment method is a direct comparison method. Where do you 
get your capitalisation rate from? You analyse the market. The hard part 
with that is where do you get your information from and where do you get 
your figures from?’  
Direct
comparison
Productivity
methods
Capitalisation
DCF
Other
approaches
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 Despite commonly using direct comparison, participant 3 also had some level 
of disagreement with using the methodology considering that farm productivity 
should be considered when determining a suitable methodology. He said: 
‘This is where I disagree with the methodology at the moment, because, I 
think we should look at farming productivity’.  
Further  
Participant 3 considered that the productivity methods such as beast area value 
are superior because they take into account the productivity of the land. However, the 
knowledge of the market was considered to be the predominant reason for continuing 
to use direct comparison. He said: 
‘At least with beast area value, I believe that’s a better system if you can get 
people’s heads around it. So what we do is, we standardize the property 
using carrying capacity, either dry sheep equivalent or beast area value. The 
property might have sold of $1million and it can run 500 head so therefore it 
is $2000 per beast area value and you then apply that rate. At least it is 
taking into account more of the productivity rather than just purely so much 
per hectare therefore I pay so much per hectare’. 
It was acknowledged by participant 13 (finance and rural valuer) that although 
direct comparison is the most commonly used valuation methodology in Australia 
the problem exists with valuing interests subject to carbon rights is that there is a 
fundamental limitation of sales evidence to directly compare against. He said: 
 ‘It is just comparable sales which causes a problem then because there are 
so few sales of properties that have got even timber rights let alone carbon 
rights on top of it and that is a little frustration that we have got.’ 
Participant 12 (rural valuer) commented that the most commonly used rural 
valuation methodology is direct comparison, however for statutory compensation 
valuations the capitalisation method may be more appropriate or occasionally time 
value of money calculations might be used to find the present value of an income 
stream. However participant 12 does not use discounted cash flow calculations. 
There was only one participant valuer 15 who frequently used discounted cash 
flows as a valuation methodology. Participant 15 noted that he uses direct 
comparison right through to discounted cash flows. However it was noted that this 
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 was for valuation of specialist rural properties and those in excess of $50 million. He 
said: 
‘We use DCF for post farm gate assets like cotton gins through to packing 
and warehousing facilities and also use it on agricultural properties in 
excess of $50 million’. 
It was acknowledged by participant 8 (academic and property valuer) that the 
value of rural land is affected by commodity prices. He also commented that there is 
no standard formulaic way of valuing rural property. He said, 
‘I don’t think at the moment, there’s any really clear view about the way a 
property…rural property is valued in a formulaic manner’. 
A strong theme that emerged through analysis of the interview data was that 
most rural valuers didn’t use discounted cash flow as a methodology for valuing rural 
property. Participant 12 said, ‘I would never do a discounted cash flow in the rural 
sector’.  
Participant 3 (rural valuer and agriculturalist) voiced a strong opposition to the 
use of discounted cash flow. He said:  
‘Don’t talk discounted cash flows. I don’t even agree with them in 
commercial entities. You can make them say whatever you feel like. I’m 
sorry – there are too many things you can adjust. The CPI is going to be 3% 
per annum, oh no it will be 4% per annum etc. Who is to say you are right or 
wrong but it changes the figure by what it becomes. There is too many 
variables that you can adjust in my opinion’. 
The opposition to the use of discounted cash flows does not seem to be relevant 
to duration of time spent in the field of rural valuation with participant 3 having been 
in the profession for over 20 years, a similar duration to participant 15 who 
frequently uses DCF.  Participant 3 noted that discounted cash flow is a relatively 
new valuation methodology that took some time to be accepted by the market. He 
said,  
‘I was taught DCF in 1984 and yet it wasn’t until 2004ish that banks started 
asking for them to be included regularly in reports’. 
Commonly there was a lack of knowledge or faith in alternative approaches to 
valuation of rural property such as the contingent valuation approach with the 
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 exception of participant 15 who expressed some knowledge and open-mindedness 
regarding the use of alternative valuation methodologies. Although no participant 
valuers are currently using alternative approaches.  Participant 12 commented: 
‘I have never been convinced that any of those things are worth the paper 
they are written on. I’ve looked at people who have extended the valuation 
profession come up with models for ecological values and it’s never 
convinced me that they know what they are talking about’. 
In contrast to the larger group of participant Valuers participant 16 (academic 
and property valuer) discussed the use of an alternative approach to rural valuation.  
A theme that emerged strongly during the analysis of interview data is that it is 
not merely the sophistication of the rural valuer that limits the use of more 
complicated valuation methodologies but rather the sophistication of the market.  
Participant 3 (rural valuer and agriculturalist) made comment that the level of 
education of the farmer will determine the types of valuation methodologies that are 
used. He said: 
‘The big thing for me is it’s the market value the purchaser and the vendors 
appreciation of subtlety and all of those types of things like if the farmer is 
going to be looking at it and saying ‘yes I can run 4000 head of cattle and I 
will pay this much money’ that’s what he is doing. There are now a lot of 
Gen x’s who have been sent away to university and now they are coming 
back to farms. I believe that there will be a change coming but it is not there 
yet. Certainly it is not there in the market place and I believe that the 
knowledge that someone purchasing in the market and someone selling isn’t 
at a level where they are going to work out a cash flow on a property (like I 
believe I can generate this much income, it’s going to be over these periods 
on a seasonal basis and then work out the product impact. I don’t think that 
advanced thinking is there’. 
6.3 VALUATION OF LAND SUBJECT TO UNIQUE PROPERTY RIGHTS 
(RO4, RO5) 
From the interview data it is evident that the carbon right is a unique property 
right. For this reason many of the participant valuers drew comparison with other 
unique property rights such as coal seam gas and water rights. One participant 8 
(academic and property valuer) also drew comparison with native title rights and 
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 another highlighted the potential similarities of carbon rights with wind farming 
operations.  
A comparison was drawn between coal seam gas and carbon sequestration by 
several participants (P8, P12, P13 and P15). The similarities that were identified 
between the carbon rights and coal seam gas are that the arrangement brings a 
relationship with a third party who has certain rights of access over the property. 
Third party access may bring a minor or significant interruption to agricultural 
activities. There is a structured payment to the landholder in exchange for the rights 
given to the third party which may or may not be considered adequate. 
Several participants noted that whilst coal seam gas may provide the 
landholder with a proprietary income source this does not necessarily translate into a 
perceived increase in value of the underlying interest in land (P3, P12 and P15). The 
distinction that was drawn by participants (P3, P8 and P16) between coal seam gas 
and carbon rights is due to the stigma that may result from the mooted environmental 
damage particularly contamination of the water table. 
Participant 3 (rural valuer and agriculturalist) noted that having a coal seam gas 
well on a rural property may be seen as a positive thing because of the income it may 
bring to the land holder that may be in excess of agricultural operations. However 
this is mitigated against the possible environmental damage that the gas extraction 
process may cause. He said, 
‘If the economics of it (carbon sequestration) are right in the long run it 
should be a positive. It is like Coal Seam Gas. If it is not going to affect the 
water table then it is a guaranteed income happening every year for some 
people and it probably was the best income they would get. The only issue 
with coal seam gas it the damage it might do environmentally and most times 
we don’t know that answer unfortunately’.  
Participants (P12 and P15) noted that despite the potential income that can be 
made by a land holder in relation to gas wells there is still a stigmatisation of rural 
property with gas wells and the income stream doesn’t equate to a higher sale price. 
Rather, the stigma associated with gas wells and third party control and intervention 
results in a lesser price being achieved upon sale of the land. For this reason 
participants (P12 and P13) cautioned against merely valuing the income stream on a 
rural property that is subject to gas wells.  He said: 
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 ‘There is a really good example with the gas wells in the district here. They 
quite commonly have a $200,000 per year income stream just from leasing 
these 8sqm of a well head but it doesn’t translate to an increase in the real 
estate price. You could capitalize that to be a heap of money that you should 
be able to sell with the property but that is not the way people look at it. 
People see it as a negative when they are buying stuff – there is gas wells 
there and it is harder to sell because of the fact that there is a third party 
involved in the land irrespective of the fact that you have this big income 
coming off it.’  
Further participant 12 drew the analogy between the negative connotation of 
coal seam gas wells and carbon rights in that there is likely to be a third party who is 
drawing a profit from the land. The situation was viewed differently by participant 
12 when dealing with other planning and legislative restrictions such as the 
introduction of the Vegetation Management Act 1999 (Qld). Despite some opposition 
to the introduction of this legislation, participant 12 thought the restrictions were 
viewed more positively and didn’t have an impact on value of the underlying parcel 
of land because of the lack of third party involvement. He said: 
‘I might just take you to the application of the veg act. When the veg act 
came in all the country that hadn’t been previously developed now had no 
potential and people just accepted that and land values didn’t change as a 
consequence. There was say a lot of furore about it but it didn’t have the 
same impact as the gas wells because people didn’t see somebody else 
getting a profit out of their land. The fact that all this lost productivity 
occurred it is really part of the greater good and there wasn’t someone 
getting rich at their expense’. 
Participant 15 noted that the stigma associated with the inclusion of coal seam 
gas and the third party involvement is likely to vary depending upon the market 
sector of the agricultural property. The larger institutionally run agricultural 
properties are less likely to see competing agricultural uses as a problematic 
including the management of a relationship with a third party. Participant 15 said, 
‘… you are industrializing property and you are sharing. It’s like living in a 
duplex you have got a neighbour who is there coming and going all the time 
in close proximity. This is where carbon sequestration may be beneficial in 
that you are not going to have as much activity on a daily basis with people 
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 coming and going a couple of times a year. We definitely haven’t seen that in 
the annuity yet. Where we think coal seam gas may be beneficial is in the 
large fields we are calling them and what we are seeing is large 20,30,100 
plus wells across the property. It certainly industrializes it. Those sort of 
properties are probably are going to be in a different market segment and 
are probably going to be of more interest to an institutional investor anyway. 
An institutional investor is probably going to be more comfortable in 
coexisting with someone else and paying them a handsome payment on an 
annual basis’. 
One theme that came through the interview data is the perceived inability for 
many rural valuers to deal with the unique property rights such as mining, carbon and 
water (P13 and P15). Participant 13 made comment that valuers are never that 
comfortable looking at intangible rights. Water and carbon are prime examples of 
intangible rights. Speaking in relation to the valuation of a property subject to coal 
seam gas wells, Participant 13 said, 
‘It is easier to say ‘hey that area is almost tainted. Don’t know what to do 
with this. Stigma on it. How would the market look at this?’ … You might be 
getting a cash flow but you might be saying that the cost of that cash flow to 
me of that cash flow is that I lost my privacy, I have got trucks coming 
through – they are going to run over my cattle, they are going to do all sorts 
of things – why would I want to buy that property as well. It might be that 
you have got a great income stream but I haven’t noticed amongst our 
clients. ..You see people leasing back properties for $1 per year because the 
mining company is not worried about what is sitting on the surface, it is 
what is below’. 
The comparison was also made between the carbon market and the market for 
water rights (P3, P8 and P16). Participant 3 said, 
‘I liken it in some ways to water rights in Queensland. In Queensland you 
have a water license that is attached to the land and so that license became 
part of the extra value of the land because there was no way of separating it. 
You couldn’t have a water license by itself. The fact that someone could 
irrigate or provide water for their stock from a bore would have to be inbuilt 
into the land so people had to try to capture that amount when they were 
purchasing the property. Now of course we have got the changes in the 
legislation we have the regional operations branch and you have the water 
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 allocation register and that sort of stuff. Now you can actually buy water 
allocations from some areas. At the moment they are all stream water and 
you can buy an allocation and that can be freely traded. So you can go out 
and buy some water and lease that to a farmer to use so that is now in place. 
The way I am looking at it until we really get the market together and know 
what’s coming is that carbon credits, if they are going to be tradeable, is an 
annual on going income may be seen to be more like the water rights. If it is 
going to be more like just a lump sum payment then it is almost like a water 
blight and in the end it has got to be accounted for in the value of the 
property. It may be a negative value depending on how the system is sorted 
out or what the lease and payments and those types of things are. 
Participant 8 discussed the adequacy of the water right as security. He said that 
unlike freehold or leasehold land where you have a tangible asset that is being valued 
for security purposes, water rights are often far less tangible and present a problem 
when undertaking valuations for mortgage security purposes. The value of the land 
plus the water rights has to be of a value that the financier is comfortable with 
lending against. The nature of water rights, that can be amended or cancelled by the 
Minister responsible mean that water rights usually fall down in this area. 
6.4 VALUATION APPROACH FOR PROPERTIES SUBJECT TO 
CARBON RIGHTS 
In analysing the valuation methodologies and approaches that were seen as 
appropriate to value land subject to a carbon right there was a great deal of 
contradiction between the responses from participant valuers with little emergence of 
consistent themes. Like the rural valuers approach to rural valuation generally (refer 
to Table 6-2) there is a great deal of difference in the way valuers approach their 
rural valuations with most favouring direct comparison, some adopting productivity 
approaches and very few undertaking discounted cash flow analysis. This spread of 
approach is mirrored when considering the most appropriate methodology to value 
rural land subject to a carbon right. 
Participant 16 (academic and property valuer) commented that the valuation 
methodologies used are dependent upon the class of property valuer who is 
undertaking the valuation. He said, 
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 ‘When you are dealing with long in the tooth rural valuers would you get the 
same answer if you went to Ernst & Young or one of the major firms of 
accountants who were doing a due diligence on a farm?’  
Further participant 16 commented that you are likely to see the capitalisation 
approach used by a Queensland valuation firm and DCF used by a firm of national 
valuers or international professional services firm. 
When valuing land that is subject to a carbon right the distinction was drawn 
by rural valuer participants between the situation where the carbon right is retained 
by the land holder and the situation where there is a fragmentation of rights and the 
carbon right is held by a third party. Where the carbon right is held by a third party 
the distinction is also drawn between one upfront payment to the land holder and the 
payment of an annuity. 
Participant 12 stated that where the landholder receives an ongoing payment in 
exchange for the carbon rights held by a third party then the valuation of this land 
should be done by way of a present value calculation to determine the current value 
of the income stream. The formula for the present value calculation is: 
PV  = C1/(1+r)n 
PV  = Present value 
C1  = Cash flow for period 1 
r  = rate of return 
n  = number of periods 
 
It was, however, noted by participant 12 that where there is also a proprietary 
right to graze cattle then the valuation methodology appropriate to the valuation 
would remain as direct comparison. He said: 
‘If there is a proprietary right to have the stock there. So he has sold the 
rights to a certain amount of carbon and he knows the country can do that 
without changing his enterprise too much well I’d still do that on a direct 
comparison’. 
For participant 12 it was not necessary to take into account the additional 
income stream generated through carbon when valuing the property. He considered 
that the additional income was offset against the additional responsibilities in 
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 maintaining the income and for this reason the property could be directly compared 
against other properties that did not have a similar carbon right present. He said, 
‘It’s a question of whether there are any examples around of people paying 
more for that. The likelihood is that there is not and the extra income 
balances out the obligations and so it is just an initiative that somebody has 
taken to raise a bit of extra income so I’d see it as still direct comparison 
and the extra income from the carbon trading is offset by the extra 
responsibilities that you have to manage it’. 
In addition, participant 12 believes consideration needs to be given as to how 
the carbon right is likely to impact the marketability of the property in order to 
determine value. He said: 
‘Because there is not going to be any evidence to show any difference in 
value, you can’t demonstrate that there is a difference in value. You have got 
to decide how it is going to impact on the marketability of the property. How 
many people are going to be put off by this? I might like the property, but 
because I can’t understand the implications, and I am frightened by all the 
stuff I read in the paper, it is going to reduce the saleability of the property. 
Depending on what the level of impost is, then it is the factor as to what sort 
of a blot on title it is, and I pretty much assume in terms of the evolution of 
carbon that it is going to be pretty nebulous. We haven’t become 
sophisticated enough to really manage this stuff, so the amount of 
sequestration that the resource can achieve, can be done without doing any 
extra work at all. So the fact that somebody has sold some of it off, and now 
there is a blot on the title, it would be analogous to a power line easement 
through your property where somebody has got a benefit from that at a point 
in time, and then the disadvantage passes to the subsequent tenants but 
generally it doesn’t impact on the value.’ 
Participant 12 stated that it may be necessary to make adjustments when 
undertaking a direct comparison valuation on a property with a carbon right when the 
carrying capacity of the land is impacted by the carbon obligation. This may mean 
taking a more conservative approach in valuation practice and making comparisons 
with properties with a lower carrying capacity. For this reason it may be more 
appropriate to adopt beast area value as a valuation methodology as opposed to direct 
comparison.  
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  He said: 
‘Well it would have to have an impact on the ability of the property to make 
a return, compared with another property that doesn’t have that 
disadvantage. So you would say, because of the limitations the area has to 
be destocked once the biomass reaches 2000 kg per hectare, to preserve the 
carbon production capacity, whereas in best practice from a grazing point of 
view you might bring it down to 1000kg per ha. So really the only way to 
account for that in a practical way is to reduce the overall carrying 
capacity, so that this country might be able to run a beast to 4 ha without 
this obligation, you might say it is going to have to be more conservative, 
and run it at a beast to 5 ha, so that you always have the extra capacity, 
given the average season. So that it is not going to take the pasture below 
optimum levels, and so you would be comparing it with property that has got 
a carrying capacity with so many head. Say if you did it on a beast area 
value it may be capable of carrying 2000 head without the obligation on 
carbon, and, because you have got to run it more conservatively, it now only 
has a capacity of 1500 head, and so you would apply a beast area value and 
you would have the cost’. 
Participant 15 (rural valuer) reinforced the notion that the valuation 
methodology chosen would depend upon the structure of payments to the land 
holder, i.e. whether it was an upfront sum as payment by a third party in exchange 
for the carbon right or whether there was a structured periodic payment system. 
However, participant 15 commonly used a DCF approach to undertake the valuation 
and considered this methodology would be appropriate to value a property with a 
periodic payment for a carbon right. He said: 
‘If you were doing a timber sequestration project you would be looking at a 
similar basis. The net present value of the cash flows secured to the last 
payment. A bit like a forestry DCF analysis where you are looking at the 
establishment of the forest, the various thinnings which would go to pulp 
wood and then the main harvests in which the timber might go to furniture 
or structural timber or telephone poles or whatever. Then you start the 
process again. That would be a full clearing of the site, cleaning out of the 
stumps that remain in the ground and redevelopment to timber or back to 
pasture. So you would have have a residual land value after the removal of 
the timber. You would use DCF analysis there’. 
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 For a property that is mixed agricultural including some carbon sequestration 
income participant 15 stated that the highest and best use of the property needs to be 
identified and then consider the value that carbon sequestration would add or not add 
to the other land uses. He stated: 
‘You would look at the highest and best use of the site. Is that site a 
commercial rural site or is it a rural lifestyle site with carbon sequestration 
as a mixed use within those uses. If it was a commercial site you would want 
to identify how it impacts on management. Is there any impact on 
management? What would the property’s value be without that carbon 
sequestration being there? You would be able to determine that from direct 
comparison and then once you had gone through the analysis of the impact 
on the management – is it really an encumbrance or enhancement to the 
title? Then look at the cash flows and see whether if it is an encumbrance. 
Does the cash flow offset it adequately or inadequately? That is how we 
would look at it’. 
Participant 16 (academic and property valuer) reinforced the approach that was 
raised by participant 15 in that to value land subject to a carbon right the valuer is 
actually valuing the cash flow associated with that property. He stated that the 
valuation methodology is not complicated but rather the complication lies is the 
valuer recognising the carbon right and understanding the abstract nature of the right. 
He said: 
‘It is a straight forward valuation of a cash flow and if you are dealing with 
a profit rent are dealing with a profit or are you dealing with basically a 
potential profit rent that a tenant has over and above the freeholder. All you 
are doing is taking a point in time today and casting it forward. Just as if 
somebody pays a premium for an office building and you are trying to get 
the comparable evidence for that office building you go and you deconstruct 
the premium and you take the annual equivalent of that premium and you 
spread it over the terms of that lease to make an annual equivalent rental 
payment which is being paid out as a single lump sum. So the valuation 
methodology is actually very simple. It is enabling the valuers to get their 
head around the concept that is problematic. Because as you know the 
hardest sum that anybody has to do in valuation is 1 + I n (to the power of 
n). that is not a very hard sum. … the actual sums to value an interest isn’t 
very hard at all. It is knowing that that interest is there – that is the hard 
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 part. Because when you go out to a farm … it is pretty damn simple. The 
valuation methodology to tackle it – there is nothing clever about valuing the 
cash flow’. 
Similarly, participant 3 (rural valuer and agriculturalist) stated that despite 
having an opposition to the variability of DCF outcomes based on minor variations in 
input figures he believes that, like forestry, a DCF would be the most appropriate 
valuation method for valuing land subject to a periodic payment for carbon storage. 
He also stated that if the property was subject to multiple agricultural uses the land 
areas should be separated as far as possible and varying valuation methodologies 
may be applied to each agricultural zone that comprises the agricultural property. 
6.5 ISSUES AFFECTING VALUE OF LAND SUBJECT TO A CARBON 
RIGHT (RO3, RO4, RO5) 
Through analysis of the interview data it can be seen that eight (8) participants 
(P3, P4, P5, P9, P12, P13, P14 and P15) expressed a strong view that the existence of 
a carbon right on title would result in a reduced land value. None of the participants 
expressed the view that that the value of a rural property would be increased by the 
existence of a carbon right. However, three (3) participants (P6, P7 and P10) 
expressed uncertainty as to what the impact on value would be.  
One of the most significant factors that impact the value of the underlying 
interest in rural land is the nature of the property rights associated with that land 
holding. A detailed discussion of participants’ perspectives concerning the nature and 
form of the carbon right was undertaken in Chapter 5. 
The themes that emerged through analysis of the interview data as having an 
influence on the value of rural property that is subject to a carbon right is the 
landholders ability to obtain secured finance, the marketability of the land and the 
market perception of the perceived potential risks associated with the interest. 
6.5.1 Ability to obtain secured finance 
The interview data showed that having a registered carbon right attached to a 
parcel of rural land may impact on the landholders ability to obtain secured finance 
on the land. 
In considering the issue of whether having a carbon right attached to land 
would in any way impact on the landholders’ ability to obtain finance on a parcel of 
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 land the opinions of the participants who work for a major rural lender are relevant. 
Participants 5 and 13 (lawyer and finance; finance and property valuer) both 
confirmed that the bank does not have an established policy on how it deals with 
finance applications for land that is subject to a carbon right. Participant 13 
confirmed that although the bank does not have an established policy some research 
has been undertaken but this was more akin to a discussion paper than a firm policy. 
Participant 13 said:  
‘No. We have put something in place which is basically more of a discussion 
paper. We have got a research area and we’ve asked them a little while ago 
to give us an idea of what this means. Because there wasn’t much reaction 
coming from our clients we probably haven’t had to do too much more with 
it. We probably have to go back and revisit that high level discussion that we 
have had in view of any change to legislation’.  
Participant 5 confirmed that the interest in carbon sequestration in the market 
has not warranted the bank confirming a policy position on carbon rights. He said:  
‘I don’t think its sufficiently material or a large number of enquiries or 
questions on it yet, compared to all other enquiries. It doesn’t hit, or go over 
a certain threshold to warrant it. It may do but not yet’. 
Participant 5 did draw the distinction between the carbon right that exists on 
title and has been transferred to a third party and the carbon agreement that is not 
registered on title and has been retained by the landholder. If the right is not 
registered on title and attached to the land then the bank does not rely on it for 
security and would not take it into account. He said:  
‘We may have been asked to consent to a slight on the title and an advice on 
the title so we are still bound to it so if we are to consent to a slight on the 
title we are contractually bound to take it into account on selling the land. If 
it is not on title and we are not asked to consent it just appears as an 
obligation on the part of the land owner then we will just weigh it up as part 
of their financial commitments. We wouldn’t take it into account. It doesn’t 
go with the land. It doesn’t become part and parcel of the land’s value so we 
can sell it unencumbered and it is an ongoing obligation of the land owner – 
ex-land owner I suppose’.  
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 Further, participant 13 noted that in many instances the bank may not be 
informed of the carbon sequestration activities occurring on the land by the 
landholder. It is only when there is registration on title of a carbon right that the bank 
will become involved and possibly even know about the interest. 
In the situation where the land is subject to a carbon sequestration agreement 
that has been retained by the landholder may offer the financier an additional interest 
to take security over (participant 5). Participant 5 said, 
‘If we are lending to a farmer with this much productive land and this much 
forest we might take a mortgage over the forest land to bolster the security 
even though they are only farming part of the land’. 
As to whether it would influence the banks decision to lend if there was a 
fragmentation of the property rights and the carbon right was retained by a third 
party, participant 5 was unsure and commented that it would definitely slow the 
lending process down while the contracts and other documentation was fully 
examined.  
Similarly, participant 13 expressed the view that the income generated from 
carbon sequestration is likely to be considered by the bank in determining security as 
just another part of the cash flow. Although he mentioned that at this stage for family 
run farming operations it is likely to be a small part of a much more diversified cash 
flow from agricultural operations. Even for corporate farming operations a more 
traditional approach to farming is usually taken. It was noted by participant 13 that 
there are not a significant number of finance applications involving properties that 
are subject to carbon rights He said:  
‘I think you have got to put it in context by saying that it is probably not their 
main income stream. I would think, with the level of knowledge that is out 
there at the moment we would be treating it as if, well if it is generating an 
income and it’s guaranteed and contracted for whatever period of time we 
would probably factor that into the cash flows. I suspect in most cases it 
won’t be a big contributor to the overall cash flows so given that most cash 
flows are pretty well fixed with the sort of operators that we are dealing with 
anyway – they are cattle and sheep and now there is potentially a new form 
of income coming in. So I can’t necessarily see that income being a big 
proportion of their total income.’ 
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 When asked about the banks policy concerning how much of the farming 
operations would be acceptable to the bank, participant 13 noted that the bank does 
not have a policy on carbon projects and the situation would be considered on a case 
by case basis. A decision would be based on the extent of the carbon project on the 
land, the payment structure and the counterparty risk.  
The view of participant 13 was reinforced by participant 4 (forester and 
scientist) who considered that although the banks are likely to view a carbon right on 
title as an encumbrance it is still likely to be viewed as a form of security, which 
would give the landholder an income source to repay the debt. Despite a potentially 
secured cash flow being established through the carbon right, there was still a level 
of uncertainty expressed as to how a financial institution would view such an 
encumbrance. He said: 
‘They would see it as an encumbrance. But if there is a rent attached to it, 
it’s still a form of security. And even if it’s a carbon…sale of carbon units by 
the prospective land owner, it’s still a potential source of income which 
would give…should, you would think…give the loan provider some comfort 
about capacity to pay. I don’t know – it’s a good question…whether they 
would run away. This is where we were before…faced with two properties – 
one encumbered and one not, and I’ve got two people asking for a loan from 
me, which one am I more likely to support? I actually would think that the 
fact that there is potential income stream, might give the provider more 
comfort that the prospective owner had capacity to pay. Maybe it would 
provide a more secure environment’ 
Participant 13 also mentioned that the bank is likely to take security over the 
entire farming operation including the part of the land that is subject to the carbon 
right. He also made comment that the difficulty for the bank in the current 
environment is that the market has not really been tested for land subject to carbon 
rights which leaves the bank in an uncertain situation should they need to liquidate 
the asset to regain the capital. There are also so few sales for the determination of 
property value. He said:  
‘It is just comparable sales which causes a problem then because there are 
so few sales of properties that have got even timber rights let alone carbon 
rights on top of it and that is a little frustration that we have got.. ‘ 
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 The perception of other participants who worked in other fields differed from 
the views expressed by those who worked for banks. Participant 8 (academic and 
property valuer) drew the analogy between carbon and the way financial institutions 
deal with rights to water. He said:  
‘I don’t think the six states and the commonwealth have learnt anything from 
the debacle we have in water, and what they’ve now got as we know the 
banks and financial institutions don’t believe in the security offered when the 
separate water license or separate water right is offered as security. They 
increase the number of properties offered by the owner to offset what they 
regard as a somewhat more dubious right which is supposedly secure but 
really we know it’s not in water’.  
Participant 8 (academic and property valuer) acknowledged the significant role 
that property valuers play in the landholder securing finance over the property. 
Participant 13 (finance and rural valuer) also confirmed that rural valuers play a 
significant role in whether or not a landholder obtains finance on their property.  
The nature of the carbon right was identified as being a problem in secured 
lending by participant 8 (academic and property valuer) due to the complexities 
associated with the fracturing of ownership of the rights to carbon stored in trees 
when rights to the trees themselves remain with the landholder. He said: 
‘When you’ve got a property which is offered as two sorts of rights – you’re 
going to have the land property right and you’re going to have the carbon 
right…carbon property right. We have the same problem. But it’s even more 
esoteric because I’ve somewhat flippantly said that water is the most 
ephemeral…the most fluid of all the property rights you can imagine. But at 
least its tangible. The problem with carbon rights is that… we’ve said that 
the basic problem with carbon is again, it’s not even like water which has a 
tangible quality to it, albeit that it’s a fluid. The problem with carbon is that 
what exactly are you getting when you are a person who asserts that you’ve 
got a right over the carbon – you haven’t got a right over the trees unless 
you own the property’.  
Participant 10 (rural advocacy group and lawyer) put forward the opinion that 
that the banks are not always as aware of issues as they should in lending on rural 
property. She referred to leasehold property and the rents that are charged as not 
being of significant interest to the banks. She said: 
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 ‘I’d think of leasehold land which in QLD obviously, the security of your 
lease depends on what type of lease you’ve got – whether it’s perpetual or 
term. They used to value them as freehold until recently when the state 
government policy moved around quite a lot in the last five year period. So 
now they value them differently. Now the valuers assign a significantly lower 
value on them as opposed to the freehold stuff. So I think they would be very 
interested in it – they should be. But I guess our experience is as well that 
they don’t always ask the question. We dealt with the banks in terms of 
getting them on side with our leasehold policy, and they have invariably not 
always asked the questions that they should have. So it’s pretty scary. So for 
rent, I guess which is a big issue affecting a lot of our guys. One of our 
committee members just went and bought a rural property and the banks 
never bothered to ask him about the value of his rent repayments were going 
forward and he was like, well they’re about 35 grand a year actually which 
is about a third of the net profit of the property but the bank manager…he 
said at the end of the interview ‘are you going to ask me about the rent?’ 
and they said ‘no, it’s of no relevance’ and he said ‘well…’ and these are 
big banks…’ 
Participant 11 (academic and lawyer) expressed the opinion that, in lending, 
the banks should be aware of the other interests that may be applicable to the land. 
She said:  
‘Whether there is indefeasibility of their interest. Is their mortgage subject 
then to their right? It would be a similar position if there was a lease over a 
property and they gave me a mortgage to buy the property I imagine they 
would want to do due diligence to make sure in the event that I defaulted as 
the land owner that the financier knew what their rights and obligations 
were’. 
The issue was also raised by participant 13 (finance and rural valuer) that 
should a landholder effectively alienate part of his interest in the land through the 
granting of a carbon right it may well be that the financier seeks the landholder to 
repay part of their debt to compensate for the lessening of the security interest that 
the bank holds. He said: 
‘I guess the question is what would we do if a farmer for whatever reason set 
aside a good reasonable size block of land that was being productive, taking 
it out of farming or grazing or whatever – if there was an upfront payment 
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 for that from the aggregator using that experience that I’ve had with it so far 
I suspect that the aggregator would tend to pay about the underlying value 
of the land to access the rights to put trees on there and there is probably a 
little bit of a disconnect between what he or she is paying for the right to put 
those trees on there verses what is the value they get out of the selling point 
of view. .. and I think most farmers they probably wouldn’t be aware of what 
that is because that is the aggregators business. That is how they operate 
from then on. If we have a situation where half the property was set aside for 
timber and at the moment it was productive I suspect the payment would be 
equivalent to the underlying land value would be taken out of commercial 
production and then we would have to look at that and say well what’s the 
remaining cash flow coming in? What is the value of the remaining property 
and then of that amount that you are being paid we are comfortable that we 
have enough security on the existing debt or we may simply say that we want 
at least a part debt reduction on that because the security we are now 
holding has been reduced in value.  Once again case by case depending on 
the amount of debt, what payment they have received from it’. 
6.5.2 Marketability of the land 
A number of the participants were asked for their impressions regarding the 
impact of a carbon right on a potential buyer’s willingness to buy the rural property 
in the market place, i.e. whether it would be easier or more difficult to sell. There 
was a division broadly between the responses given as seen in Table 6-2 and Figure 
6-2. 
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 Table 6-2 Impact of carbon sequestration on the marketability of land 
Participant responses  
A carbon right would make land less 
marketable 
P1 (agriculturalist and scientist)  
P4 (forester and scientist)  
P8 (academic and property valuer, 
including rural)  
P9 (scientist and agriculturalist)  
P14 (government officer) 
P15 (rural valuer)  
P16 (academic and property valuer, 
including rural) 
The impact on marketability would 
depend on the specific case 
P7 (forester and scientist)  
P11 (academic and lawyer 
A carbon right would make land more 
marketable 
P2 (agriculturalist)  
P6 (carbon project manager and scientist)  
 
 
 
Figure 6-2 Impact of the carbon right on the marketability of rural land 
Reduced
marketability
Dependent on the
specific case
Increased
marketability
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 Reduced marketability 
The majority of participants (P1, P4, P8, P9, P14 and P16) responded that they 
believed having a carbon right attached to a parcel of land would make it more 
difficult to sell for a variety of reasons.  
Participant 14 (government officer) thought that a carbon right would make a 
rural property more difficult to sell because it creates a limitation or restriction as to 
what the land can be used for. He said: 
‘Probably more difficult to sell because it limits what a prospective 
purchaser can do. It’s as simple as that. It could of course be that a 
prospective purchaser might look at the land for sale and recognize that one 
quarter of it is locked up under a carbon abatement interest and the only 
reason it’s locked up under a carbon abatement interest is that it can’t be 
used for any other activity etc. but it diminishes the value of the land because 
someone else has a priority interest in that particular parcel of land that 
prohibits any future incoming owner from buying it.’ 
Similarly, participant 15 (rural valuer) considered that a carbon right would 
make a parcel of land more difficult to sell because the market does not fully 
understand the right and therefore can not adequately assess the risks associated with 
it. For this reason it is likely that parcels of land that are unencumbered by a carbon 
right would be viewed more preferentially by prospective purchasers. Participant 15 
said: 
‘First impressions yes because the market is not educated in what they 
(carbon rights) really represent and for the moment there is more properties 
without it than those with it. If you have got two places you are looking at or 
even 3 and one has got the carbon right on title registered you probably will 
go for the ones without because it is just a risk that you are reducing.’ 
Participant 1 (agriculturalist and scientist) drew the analogy between a property 
that is subject to a carbon right and an inferior animal. He said: 
‘... its a bit like anything if you are in a dry time the buyers will only come 
and buy the elite animals because they have got the pick of the whole market, 
whereas in a good market everything is saleable.  So it might be the 
difference between making a sale and not making a sale – not just a 
valuation.’ 
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 Participant 4 (forester and scientist) considered that although the farmer who 
allows the encumbrance on title may well benefit from the arrangement financially, 
there will be a longer term risk that the property will be worth less as a result of the 
encumbrance that exists on title. He said:  
Well, it’s interesting because…and this is where it gets messy, and this is the 
whole legal process. I’m a farmer, I’ve gone down the process - I’ve 
registered my property, I’ve improved the management strategy and I’ve 
sold some carbon units to the market. I’ve got revenue, that revenue is in my 
bank and I’m enjoying that… And five years down the track, I decided I’m 
going to retire and I’m going to sell my property – so in terms of the value of 
the land, you put your property to the market but it’s got an encumbrance on 
it – so how does the new buyer…the new buyer has got to pick up the risk 
because its tied to the land at the end of the day – its only tied to land. So if a 
new perspective buyer comes along and that farmer has sold carbon and 
they’ve had the benefit. Why would a perspective purchaser buy the liability, 
the downstream liability? …I think if you had two blocks next to each other 
that were exactly the same, and the same price in the market, and one was 
encumbered and one wasn’t, which one would you buy? You’d buy the 
unencumbered one. 
According to participant 8 (academic and rural valuer) the market does not 
respond well to the carbon right. He said:  
‘I don’t think the market likes these sorts of things – they really don’t. I think 
that there is a problem there because I mean who would buy for arguments 
sake, let’s look at a property, say in maybe south east of Bunbury 
somewhere, what market would there be for property which is, say, 95% 
covered by a CFI agreement – who would buy it? A bit of land might be a 
small amount of hectares leftover for perhaps a rural residential and that’s 
about it – the rest of the land is effectively sterilised for the life of the CFI 
arrangement’. 
Participant 9 (scientist and agriculturalist) made the point that that the property 
might not be more difficult to sell if it has a carbon income stream attached to it. 
However, the lack of understanding in the farming community as to the carbon right 
would result in a carbon impacted property being more difficult to sell.  
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 Neutral response 
Two of the participants (P7 and P11) expressed a more qualified response and 
did not see a carbon right as a negative or positive but rather perceived that it would 
depend on the circumstances of the case. Participant 7 (forester and scientist) 
expressed a more reserved view that it would depend on the perceptions of the 
prospective buyer and the use to which they are seeking to put the land to would 
impact on whether a carbon right would be seen as a positive or negative upon sale 
of the property.  
Similarly, participant 11 (academic and lawyer) thought it would depend on the 
nature of the interest as to how the market perceived it. She said: 
‘It really depends on the right. In some ways it is the same as having an 
easement over your block of land. It depends what the easement is for. It 
depends what the easement is. It depends sensibly on how you approach the 
easement and deal with it and all of that sort of thing yourself and how it has 
been structured’. 
Participants 2 and 6 (agriculturalist; carbon project manager and scientist) 
responded that they considered having a carbon sequestration project would make a 
parcel of land more saleable due to the potential for the purchaser to achieve a more 
diversified income stream.  
Participant 2 (agriculturalist) believed that having trees generally on a rural 
property would definitely make it easier to sell. However he was not specifically 
referring to trees that are subject to a carbon right. While, participant 6 (carbon 
project manager and scientist) expressed the view that a property with an alternative 
income stream would be easier to sell because of the diversity of income stream. He 
said,  
‘It gives you access to more than one market. In this case the carbon market 
as well what has historically been the only alternative market and that has 
been the woodchip market’. 
6.5.3 Potential risks 
The principal risks that were identified by participants were fire, drought, flood 
and other extreme weather events such as cyclones, insolvency of the third party who 
holds the carbon interest, lack of understanding by the landholder and uncertainty of 
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 the policy and legal framework. Uncertainty of the policy and legal framework was 
also identified as a potential barrier to implementation of carbon sequestration 
projects and has been discussed in detail in section (Section 4.5.1). The content of a 
carbon agreement as discussed by participants was addressed in Section 5.4.1. 
Tree survival 
Many of the participants (P1, P6, P9, P10 and P12) identified that the survival 
of planted trees may be impacted by fire, flood, drought and other natural disasters 
such as cyclones. Each of these possibilities poses a significant risk considering the 
cost of planting and replanting vegetation.  
Fire was the risk that was most commonly identified by participants. Eight of 
the 16 participants (P2, P3, P4, P6, P9, P10, P12, P15) identified fire as a significant 
risk in being involved with a carbon sequestration project. 
Of the participants who identified these risks (P1, P3 and P16) also considered 
the need for additional insurance policies to provide protection against this type of 
risk. The possibility of having to reinstate the trees following a fire event was seen as 
a potential risk as well by participant 3 (rural valuer and agriculturalist).  
Climatic change and rates of growth of trees was also identified as an area of 
risk in that regions that are currently suitable for tree growth may be unsuitable for 
the species planted into the future. Participant 1 (agriculturalist and scientist) said: 
‘So from a tree planting point of view increased (climatic) variability is just 
going to make it harder maybe for planting trees successfully and issues like 
that. So I think what will happen is when we get the hot days we will get 
more hot days. When we get extreme storms we will get more extreme 
storms. Coming back to the tree side of it more when we do get the droughts 
they will be more extreme droughts.  We will get more extreme heat and we 
will get more extreme droughts. We have always had droughts, we always 
will but the extremes will be there. So it really is a case of how much is this 
going to impact on tree planting – successful tree planting.’ 
The possibility was also raised that the significant tree plantation may be 
perceived as a risk to the other agricultural pursuits because of increased risk of fire 
(participant 10 (rural advocacy group and lawyer)).  
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 Insolvency of the third party 
One of the risks that was identified by participants was the counterparty risk to 
the landholder should the third party who holds the registered carbon right cease to 
exist by way of insolvency or merely by virtue of the enduring timeframe of these 
interests. Participant 2 (agriculturalist) identified that this becomes an issue when the 
right is registered on title. He said, 
‘I guess if we were to provide the land and not anything else that’s fine. I 
guess if they don’t grow, as long as we owned the timber off our own land if 
they went insolvent. I guess just to remain unencumbered – I guess that 
would be the main way of being safe about it’. 
Similarly Participant 13 (finance and rural valuer) said,  
‘I suppose when you look at a change in legislation where from 20 
something dollars per tonne to an open market situation where it might be 
$3 per tonne, if you are the aggregator your income stream has disappeared 
pretty quickly. There is still an obligation for 100 years when the tree is 
there in a contracted arrangement where there is an upfront payment has 
been made or there is an ongoing payment in some circumstances and the 
aggregator goes well ‘I simply can’t pay you, I am going to disappear. Who 
takes that over then?’ 
The issue of the permanence of the carbon right that is being established by the 
landholder in combination with the less permanent structure of the third party 
aggregator. Participant 8 (academic and property valuer) said: 
‘The land owner ought to be aware of the fact that the vehicle he’s 
negotiating with is really got something…it’s got an ABN number on it and 
it’s not a natural person, it’s something created under corporations law. It 
can also be destroyed under corporation law; so consequently, the 
ownership of that land can’t be destroyed until that person decides to 
transmit it to someone else by way of will or sale or something like that. So, 
you’ve got an unusual situation where you’ve got a farmer who has 
permanency and yet it’s creating an incredibly permanent obligation upon 
the property but the other party to that creation of this incredibly permanent 
obligation could disappear tomorrow and yet those obligations will stay on 
that property for as long as the obligation states. Now I would imagine that 
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 should be reflected in such things as…well if I was a farmer, I would be 
seeking specialist advice’. 
The potential for insolvency of the third party carbon project aggregator is 
coupled with a lack of adequate recognition of the risk factors by landholders due to 
their limited understanding of the rights and obligations they have under the carbon 
agreement. 
Lack of landholder understanding 
One of the significant risks that were identified by participants is that the 
landholders frequently do not fully understand the nature of the right that they are 
entering into. Participant 16 (academic and property valuer) said: 
‘I suppose the risks for land owners are tying themselves into a legal 
arrangement that they don’t necessarily fully comprehend and realizing that 
they are tying their land up with another form of right to a third party. That 
is fine while it is generating income. While is not generating income it can 
be potentially an impediment’.   
Participant 1 (agriculturalist) identified that the biggest risk is that the 
landholders do not fully understand the agreement that they are entering into. This 
view was recognised by participant 5 (lawyer and finance) along with the actions of 
third party (aggregators) who may not fully explain the risks and responsibilities 
associated with a carbon sequestration project. He said: 
‘The situation we have often had is that we feel the aggregator who 
promotes the scheme and takes the carbon rights. Our worry is that they are 
never really full and frank with the land owner as to the obligations in their 
standard form document imposed on the land owner. I wouldn’t be surprised 
if they find their documents being challenged in the future because they 
didn’t explain them properly. They were unconscionable or something like 
that’. 
It was noted by participant 8 (academic and property valuer) that in order for 
the land holder to negotiate with the third party they need to have access to 
appropriate legal advice. He said,  
‘... there has to be something whereby the farmer receives an adequate 
benefit for the placement for the potential sterilisation of property for a 
period of…you know, the rights of a…a hundred year rights…a hundred and 
180 Chapter 6: Participant Perceptions: Valuation Issues 
 fifty year rights. And that’s a difficult issue, because how do you force a 
rural landowner to access the very skilled and somewhat rare information 
that they’ve got to access to be able to form a considered view when they 
negotiate with obviously a very skilled and well-resourced carbon 
entrepreneur’. 
Further participant 1 (agriculturalist and scientist) identified that many farmers 
did not have the knowledge to fully understand how to manage their landscape 
including trees resulting in less than optimum decisions being made. He said,  
‘...the evidence is starting to come through, particularly from southwest 
Western Australia makes me suspect that the farmers aren’t well equipped to 
negotiate a proper return for the placement of those constraints upon part or 
whole of their property and I’m getting somewhat despondent about it. I 
don’t think that they’re getting a very good return’. 
Participant 4 (forester and scientist) also perceives that landholders do not fully 
understand carbon projects and the risks that they may be exposing themselves to. He 
said:  
‘…we get phone calls from people who have properties and they ask the 
question “…should I get involved in this carbon farming market process” 
…it’s just a hard place to be and farming is a bit like roulette - even if you’re 
a good farmer, you’re still at the vagaries of climate change interestingly 
enough. I think the attractiveness of it is…the revenue up front is attractive, 
but I don’t think property owners fully appreciate the downstream liability 
with the time in which they have to sustain this. And I don’t think they have 
any perception of the auditing process and the cost of running that. …I think 
its attractive because it’s a prospect but I think for most rural landholders, 
carbon farming is a prospect rather than a reality with a firm mechanism’.  
The limited knowledge of the landholder in how to maintain trees was 
identified as a risk by participant 3 (rural valuer and agriculturalist).  
‘I don’t believe that everyone has the climate for the right timbers and I 
don’t believe that every farmer has the management thoughts. Unless they 
get help I don’t believe that they know enough to be able to run a forestry 
project’. 
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 Participant 13 (finance and rural valuer) considered from the perspective of the 
financier the greatest risk is lack of landholder understanding of the commitment 
they are taking on. He said:  
‘Our risk is really against the people themselves. What do they do – they 
have been there 5 generations and they want to put some trees into this and 
spread their commodity base around and that may not be any risk at all the 
fact that they are having a dabble in a new commodity right and it takes up 
some of their property and they could do that any day of the week. They 
could go from cattle to sheep or they could go to cropping or whatever they 
might want to do there. This probably limits them potentially because once 
they have gone and made that commitment they are there forever or for the 
next 100 years so they may well be more conservative than we are about 
actually making that decision’. 
6.6 CONCLUSION 
Chapter 6 documented the results and analysis from the semi-structured 
interviews to document participant perceptions of appropriate rural valuation 
methodologies for rural property subject to unique property rights such as carbon and 
the issues affecting the value of land subject to carbon rights.  
This chapter was structured using the emerging themes that were identified 
through the coding and analysis of interview data, as described in Chapter 3 
Research Design and Methods. The contribution to that Chapter 6 makes to 
satisfying research objectives RO3, RO4 and RO5 is outlined in Section 6.6.1, 
Section 6.6.2 and Section 6.6.3. 
6.6.1 RO3: Analysis of the impact of the carbon right on those with a superior, 
freehold or leasehold interest in land 
Several themes emerged through analysis of the interview data that would 
directly impact on the holder of the underlying interest in rural land including the 
value of the land.  
Firstly, participants perceived that land subject to a carbon right would be more 
difficult to obtain secured finance over. There was an acknowledgement by 
participants 5 (lawyer and finance) and participant 13 (finance and rural valuer) who 
are employed by a rural lending bank that the bank does not have a formalised policy 
regarding lending on land subject to carbon rights. There was an acknowledgement 
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 by both participants that there has not been a lot of interest in carbon sequestration 
projects to date and the likely result if an application for finance was submitted is 
that there would be significant processing delays due to a need to fully review 
documentation including any carbon agreements with third parties. However, any 
application would be reviewed on a case by case basis and finance would be 
dependent on the nature of the carbon right and the impact on the other agricultural 
activities which make up the agricultural going concern. 
There are two elements to satisfy in real property lending. Firstly the income 
generated must be sufficient to repay the debt and secondly the security offered must 
be of a value that the debt could be repaid should the landholder default on their loan. 
To satisfy the first element any income produced by carbon rights is likely to be 
considered as part of the overall cash flow of the property. It was noted by 
participants that the rural valuer plays a significant role in the satisfaction of the 
second element.  
One issue that was raised by participant 13 (finance and rural valuer) is that 
should an existing mortgagor receive a lump sum as consideration for the effective 
sale of their carbon rights then the bank would seek to recover part of the debt owed 
on the property due to the lessening of the interest they hold as a result of the 
transaction. 
The second theme that emerged through analysis of the interview data is that 
the rural property is likely to be less marketable as a result of a carbon right 
registered on title. The majority of participants believed that having a carbon right 
registered on title would make a rural property more difficult to sell. An 
unencumbered parcel of land is considered to be more marketable due to the fact that 
people do not adequately understand the carbon right. There was some contradiction 
in the data with two participants (P2 and P6) believing that a property with an 
established income stream from carbon rights would be easier to sell.  
In addition to the rural property that is subject to carbon rights being less 
marketable another theme that emerged in the interview data was that the value of 
the property would also be impacted. This is due to the fact that that some of the 
rights had been transferred to a third party. 
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 Analysis of the data showed that there were many potential risks for the 
landholder in engaging in a carbon sequestration project. The primary risks identified 
in the data were survival of the trees due to fire, flood, drought, and other extreme 
weather events such as cyclones; and counter party risk such as insolvency of the 
third party aggregator. One of the other themes that emerged in the data was the risk 
that the landholder did not fully understand the intergenerational and legal 
implications of the arrangement that they were entering into.  
6.6.2 RO4: Identification of the adequacy of current valuation practice to value 
land that is subject to a carbon right 
Direct comparison was the most popular of the valuation methodologies for 
rural valuation. Six of the participant valuers used direct comparison almost 
exclusively. With productivity methods and capitalisation being the next most 
popular rural valuation methodology with two rural valuers commonly using each of 
these methods. Only one rural valuer frequently used discounted cash flow analysis 
as a valuation methodology. The rural valuer, participant 15, who used discounted 
cash flow analysis also used each of the other methodologies. None of the rural 
valuer participants used any of the alternative methodologies for valuing land subject 
to carbon rights such as the contingent valuation approach. The majority of 
participating rural valuers did not have faith in the outcomes of discounted cash flow 
analysis due to the variability of outcomes when inputs are altered to a minor extent. 
One theme that emerged in the data analysis is that carbon as a unique property 
right was compared to the valuation of land subject to mining rights, i.e., coal seam 
gas operations. The similarities being that coal seam gas brings a third party on to the 
land to undertake activities and there is frequently an annual payment to the 
landholder. Depending on the structure of the carbon agreement, carbon 
sequestration projects can bring these two elements to the landholder as well. 
Participant perceptions were that despite the fact that mining rights are a 
proprietary right that can bring about a significant cash flow to the landholder this 
does not translate to an increase in property value. This was largely due to the stigma 
associated with coal seam gas extraction and the potential environmental harm that 
the process may cause. For this reason participants perceived that direct comparison 
was the most appropriate valuation methodology because adjustments can be made to 
allow for the negative connotations of the property right. 
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 Many participants also drew the analogy between the valuation of land subject 
to carbon rights and the value of land subject to water rights. However, there was no 
discussion by participants regarding the valuation approach to land that is subject to 
water rights. 
When considering the valuation approach of land that is subject to carbon 
rights, there was an absence of consistent themes in the interview data as to the 
approach that should be taken to value land subject to a carbon right. Participant 15 
perceived that the approach taken would vary depending on the structure of the 
arrangement, i.e. the payment structure made to the landholder, and the significance 
of other rural operations on the property. For many participant valuers direct 
comparison would be adopted particularly if a right to graze cattle remained on the 
property. For others alternative approaches would be considered to value the land 
subject to carbon rights by valuing the income stream associated with the property. 
When considering the adequacy of current valuation practice to value land that 
is subject to a carbon right one of the themes that emerged from the interview data 
was the lack of market data in the form of completed sequestration projects that have 
been the subject of sales transactions. This limits the longitudinal data that the rural 
valuer is able to draw upon for comparable sales analysis. Participants 
overwhelmingly believed that having a carbon property right attached to a parcel of 
rural land would negatively impact the marketability of the property. However, 
without longitudinal sales and time on market data it is not possible to determine the 
extent of the impact. 
6.6.3 RO5: Identification of the issues a rural valuer should consider when 
valuing land subject to a carbon right 
One of the most fundamental elements to be considered by a rural valuer is the 
valuation methodology that is adopted. The themes that emerged from interview data 
are contained in Section 6.6.2. 
The issues that would affect the value of land subject to a carbon right 
contained in Section 6.5 would all need to be considered by the rural valuer 
embarking on the valuation of such a parcel of land. The themes that emerged from 
analysis of the interview data were that the landholder may experience more 
difficulty in obtaining finance on the parcel of land, the marketability of the land will 
be impacted. In addition, the risks associated with the carbon project such as survival 
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 of the trees, counterparty risk associated with insolvency of the third party carbon 
right holder and a lack of understanding of the implications of the carbon agreement 
are all likely to impact on property value and valuation practice. 
Chapter 6 concludes the presentation of data collected from the semi-structured 
interviews. The issues that were identified through the interview process are 
considered in several practical situations through the property observation analysis 
undertaken in Chapter 7. 
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 Chapter 7: Property observation analysis 
7.1 INTRODUCTION 
The views of the sample group concerning issues relevant to the carbon 
framework, property rights and valuation issues pertaining to rural land that is 
subject to a carbon right were collected, analysed and documented in Chapters 4, 5 
and 6 of this thesis. Issues raised in these chapters will be discussed in relation to 
practical examples of carbon sequestration projects in Chapter 7.  
Chapter 7 contains the results of documentary analysis of publicly available 
documents concerning three selected carbon sequestration projects. These projects 
include those subject to recognition of carbon rights through profits a prendre and 
carbon abatement interests in Queensland. Although this thesis is considering carbon 
sequestration rights within Queensland one project in Tasmania has been considered 
as an example of a project whereby there is no registered interest on title on the 
majority of parcels of land that are subject to a carbon sequestration project. In this 
project the landowner retains the carbon rights, which are traded through a voluntary 
scheme with a non-proprietary agreement in place with a third party project manager. 
This is a unique structure that could be implemented in Queensland although no 
comparable project was identified in Queensland. For this reason, it is worthy of 
further consideration. Similarities and differences are drawn between this project and 
the other Queensland based projects. 
The property observation analysis forms part of Stage 2 of the overall research 
design as can be seen in Figure 7-1 Research Design and contributes to answering 
the primary research question,  ‘What impact to carbon rights have on rural land and 
valuation practice in Queensland?’  
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Figure 7-1 Research design 
The process of undertaking the property observation analysis was to emulate 
the process that a rural valuer would undertake when accessing and reviewing 
information available to them in the public domain for valuation of a subject property 
or sales comparison. All documentation was readily available either through the 
Queensland register of titles or other publicly available internet based resources. 
The objective of undertaking the property observation analysis was to explore 
the issues that were identified through the semi-structured interviews as they pertain 
to examples of carbon sequestration projects.  
7.1.1 Selection of properties for property observation analysis 
Carbon sequestration projects have been identified through public access 
databases such as the Queensland titles register, the Commonwealth Government 
register of carbon farming projects or the Verified Carbon Standard internet site. 
Being publicly accessible information this is indicative of the type of documents that 
would be available to a rural valuer or other property professional undertaking 
analysis of a subject property or comparable sale. 
When considering the outcomes of the analysis of interview data it is clear that 
there is no standard way of declaring the right on title and each of these rights has a 
different form through a different carbon agreement. This presents a significant 
problem for rural valuers, financiers and other property professionals who are 
involved in a dealing on a rural property because the complete agreement including 
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 management obligations and restrictions on title may not be available through 
publicly available information. To add to this complexity the agreements for a carbon 
abatement interest and a carbon right may be registered in a variety of forms or may 
not be registered at all. An unregistered agreement will take form as a personal 
contract which is not proprietary in nature.  
In this chapter three different types of interests are considered through three 
carbon sequestration projects. The projects analysed are a registered profit a prendre 
in Queensland, a registered carbon abatement interest in Queensland and a carbon 
sequestration project in Tasmania. Although the scope of the thesis relates to carbon 
sequestration projects in Queensland, the Tasmanian example was selected due to its 
uniqueness as another model for the delivery of a carbon sequestration project. The 
similarities and differences of the Tasmanian project are considered against the 
Queensland context. These projects demonstrate the many different forms that a 
carbon sequestration project can take.  
The process of selection of the three projects involved access public databases 
such as the Queensland land registry, the Commonwealth register of all carbon 
farming projects and projects that were registered on the Verified Carbon Standard 
website. From this initial database search, title searches and searches of any 
registered carbon rights were undertaken with the relevant state titles office. The 
three examples were selected because they were a typical example of the treatment of 
the carbon right. In some instances there were other projects with the same treatment 
of the carbon right and registration of a very similar carbon agreement. In this 
instance only one project was chosen for inclusion in this thesis.  
7.2 PROJECT 1: CARBON SEQUESTRATION PROJECT, TASMANIA 
7.2.1 Description of the project 
The project in Tasmania is an example of a project that was established in 2010 
and operates outside of the established domestic framework for emissions trading as 
part of the voluntary Verified Carbon Standard market. The establishment of the 
project was between Reddforests and the private freehold landholder, Peter Downie. 
The source of all factual information contained in Section 7.2 regarding the project, 
unless otherwise referenced, was identified in Reddforests Project Design Document 
((PDD), (Reddforests, 2011). 
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 Reddforests acts as the project aggregator, with the total project area 
comprising 7,666 ha of native forests. The area included in the project has been 
selectively logged in the past and but for the project would undergo selective 
logging, clear felling or it would be cleared and converted to pasture. 
The aggregated carbon project comprises nine landholdings, three of which are 
held by Peter and Anne Downie outright. The remaining properties are held by either 
Peter Downie’s father or under a corporate trustee structure (Tasberry Holdings Pty 
Ltd) whereby the Downie family are beneficiaries. Only one of the properties 
Interlaken Estates has external investment of one third ownership of the property 
with the balance being held by Tasberry Holdings Pty Ltd. These properties have 
been under the ownership and management of the family for over 100 years. For 
details of the title documents refer to Appendix C. The properties that the project 
relates to are shown in Table 7-1. 
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Table 7-1 Properties included in carbon avoided deforestation project 
 
Name of Property Name of owner Hectares Carbon right registered on 
title 
Lake Echo Tasberry Holdings Pty 
Ltd 
3508 No carbon right attached to the 
land. 
Interlaken Tasberry Holdings Pty 
Ltd 
Interlaken Estates Pty 
Ltd 
3799 No carbon right attached to the 
land 
Weasel PJ Downie 849 No carbon right attached to the 
land 
Cluny (next to 
Dungrove) 
IK Downie 709 No carbon right attached to the 
land 
Southernfield PJ Downie 1750 CARBON SEQUESTRATION 
RIGHT 
COVENANT for Greening 
Australia (Tas) for the term of 
one hundred and thirty years 
and one day from 14th 
May 2010 and ending on the 
13th April 2140 or until 
termination of the carbon 
sequestration covenant over 
the land 
Lagoon of Islands PJ Downie 5920 No carbon right attached to the 
land 
Kemps Tier (part 
of Lol) 
Tasberry Holdings Pty 
Ltd 
805 No carbon right attached to the 
land 
Dungrove Dungrove Co Pty Ltd 3013 No carbon right attached to the 
land 
Mt Vernon Tasberry Holdings Pty 
Ltd 
875 No carbon right attached to the 
land 
 
(Source: adapted from PDD at page 7) 
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 The project is for a duration of 25 years with a commencement date of 1 March 
2010 (Reddforests, 2011). Many of the parcels of land do not have a carbon interest 
of any kind attached to the title. However, one of the properties, Southernfield, has a 
carbon sequestration right in the form of a carbon sequestration right covenant for the 
term of 130 years. The interest is described on title as follows, refer Appendix C: 
• Instrument creating Carbon Sequestration Right Covenant for Greening 
Australia (Tas) for the term of one hundred and thirty years and one day 
from 14th May 2010 and ending on the 13th April 2140 or until termination 
of the carbon sequestration covenant over the land shown hatched on the 
Carbon Sequestration Right Diagram annexed thereto (together with 
ancillary rights) Registered 14-Dec-2010 at noon. 
The project is located in the central highlands of Tasmania in an area that is 
well recognised for its slow growth forests. According to the PDD there are issues in 
the central Tasmanian highlands with some species being in decline in the central 
Tasmanian highlands. Over grazing has led to a loss of biodiversity in the region and 
forestry practices continue to be a threat. The project site area is the subject of nine 
threatened species. It is intended that this project will improve biodiversity in the 
area. 
The project methodology is based on the Agriculture Forestry and Other land 
Use Guidance document of the Verified Carbon Standard, under the Improved Forest 
Management Category. This project is eligible under the ‘Conversion of logged 
forests to protected forests’. The eligibility of this project is based on the fact that it 
is able to be logged under the Forest Practices Code if not for engagement in the 
project, the area is definable, does not include a wet land or peat land and the volume 
of carbon to be accounted for in the project is assessed using an international forest 
inventory method and Tasmanian allometrics. 
7.2.2 Identification of the nature and characteristics of the carbon right 
In this instance not every parcel of land that is participating in the carbon 
sequestration project has a registered carbon right on title. At least one of the parcels 
of land, Southernfield is burdened by a statutory covenant in the form of a Carbon 
Sequestration Right Covenant.   
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 For the remaining parcels of land there is no registered interest on title. The 
landholder has entered into an agreement with a third party aggregator for a period of 
25 years. Although this agreement was not publically available and consequently has 
not been reviewed as part of this process it is not proprietary in nature. It is 
anticipated that this right would take effect as a personal contract with no rights in 
rem. However, there is a possibility that this may create an equitable interest in the 
land. 
The nature and extent of these rights is unclear and legal analysis to determine 
the extent of the interest in the land would be beyond the scope of a rural valuer 
undertaking a valuation on the property. This lack of clarity of this interest and the 
extent to which it will impact the land over the duration of the right is of concern to 
the practicing rural valuer who is relying on this knowledge to undertake analysis of 
the subject property or to do a meaningful comparison of sales when valuing land 
that is subject to a carbon right. 
Duration of the carbon rights 
There is some ambiguity with respect to the duration of the carbon rights that 
relate to this carbon sequestration project. The carbon interest that are registered on 
title have a duration of 130 years. However, registered carbon rights only exist over 
one of the nine parcels of land that relate to the project. There is an absence of 
registered carbon rights over the remaining parcels of land.  
The landholder has signed a contract with a third party Reddforests for a period 
of 25 years. For the parcels of land that are unencumbered by a registered interest it 
is likely that 25 years is the extent of their forest preservation interest. In the absence 
of any introduced legislation to protect native forests in Tasmania the landholder will 
have freedom to deal with the land at the end of the 25 year project period.  
Succession of the parties 
Access to the agreement between Reddforests and the landholder was not 
publicly available and consequently has not been reviewed as part of this analysis. 
The Carbon Sequestration Right Covenant that exists on title would continue to 
apply to successors in title. However it is uncertain as to whether the carbon 
obligations would continue to apply if those parcels of land without registered carbon 
interests were sold. It is likely that these obligations would take effect in personam 
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 only with no enduring obligation on successors in title. The only likelihood of these 
interests attaching to the land is if they take form of equitable interests. 
If this unregistered carbon right were to exist in Queensland it would not have 
the benefit of indefeasiblity provisions under section 184 of the Land Titles Act 1992 
and would not be recognised unless it could be proven that the interest falls into one 
of the accepted exceptions to indefeasibility in section 185 of the Land Titles Act 
1992. It is not clear as to what the succession arrangement if  Reddforests are no 
longer a corporate entity. 
Landholder responsibilities 
Under the project the landholder has responsibility for monitoring and auditing 
the carbon on the land. Monitoring of the project area by the landholder will occur 
annually. Measurements through fieldwork will occur every five years. Changes that 
occur in between the five yearly fieldwork monitoring will be assessed through 
computer models and previous fieldwork results. The carbon stocks are calculated 
from the field data. Monitoring carbon stocks following natural disturbances is 
undertaken using satellite imaging to compare the above ground tree mass before and 
after the natural disturbance. 
It is the responsibility of the project proponent or landholder to coordinate all 
monitoring tasks. The project manager/aggregator has prepared the monitoring plan 
and will assist the landholder in fulfilling their monitoring obligations if requested. 
Other agricultural land uses 
Without sighting the agreement between Reddforests and the landholder it is 
not clear, however it appears that grazing sheep and cattle may be excluded from the 
protected forest area. 
Thinning and tree removal 
It appears that there is no provision in the project for thinning of the forest to 
occur. If the avoided deforestation project had not occurred this would form part of 
the usual forest practice, i.e. to carry out thinning in between events where the land 
was clear felled. 
194 Chapter 7: Property observation analysis 
 7.2.3 Analysis of the impact of the carbon right on those with a superior interest 
in the land 
Positive aspects of the project 
Engagement in the project will provide a number of positive benefits to the 
landholder. Most notably the landholder will receive an income on this part of the 
property in essence from doing nothing. Any alternative to doing nothing, such as 
logging of the land, carries with it some expenditure and possible risk.  
With the exception of the parcel of land ‘southernfield’ that has a registered 
carbon sequestration right covenant on title for the duration of 130 years, the balance 
of the lots are not encumbered by a registered carbon right. This would mean that the 
landholder is only subject to the obligations arising from the 25 year agreed project 
duration. This would be seen as a positive element of this project. All interview 
participants with the exception of participant 6 (carbon project manager and scientist) 
were opposed to a 100 year minimum duration for carbon sequestration projects on 
the basis that decisions were being made that had intergenerational implications and 
the certainty of the policy and legislative framework for dealing with the carbon 
rights and trading of the rights was not established. Participant 6 considered that a 
reduced project duration of 25 years may in effect be a forestry subsidy with an 
income being drawn through carbon sequestration interests and more advanced 
timber being harvested at the end of the 25 year period. Although this is not in 
keeping with the permanence requirement under the Kyoto protocol it does provide 
the landholder with increased flexibility. 
The project is anticipated to have many positive outcomes attached to it in 
terms of improved biodiversity and an overall improved condition of the land. 
Negative elements of the project 
The negative elements of the project include the possible risks associated with 
the project and the opportunity cost of utilising the parcel of land for this purpose. 
Risks  
There are a number of risks identified in the PDD and risk management 
responses have been documented. The following risks have been identified: 
• Pests: Wallabies and deer have been found to have a minor effect on 
revegetation. However, it is stated that these animals are more prevalent in 
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 pastured areas. Insects are deemed to be of little risks to forest revegetation 
and diminution in carbon stores. 
• Fire: Whilst fire is recognised as an important element in forest 
regeneration it is a risk to eucalypt forests such as the subject project and 
damages carbon stores. The mitigation strategies identified in the PDD for 
fire control are strategic fire breaks through the road system, low scale 
burning off along the roads and fire trucks are stationed on the farm. In 
addition the property is private and not open to the public who may be 
responsible for starting fires. Monitoring is also in place by organised 
recreation groups and employees. According to the PDD only 2% of forest 
stocks have been damaged in the past 25 years. 
• Carbon market stability: According to the project is anticipated to generate 
30,000 Verified Carbon Units (VCUs) per year for the length of the project 
with an estimated monitoring cost of $7,000 per year and $15,000 required 
every five years for fieldwork monitoring of carbon stocks. The PDD 
states that the break even point for the project occurs when the market for 
credits is at 55 cents per credit. For the landholder the carbon sequestration 
elements equate to a part of the overall agricultural operations. This would 
be one contribution to the overall cash flow. 
Opportunity cost of carbon sequestration project 
One of the dominant themes that emerged through analysis of the data was that 
carbon sequestration projects are ideally strategically positioned to enhance overall 
land management. The dominant participant view was that carbon sequestration is 
not a viable use of prime agricultural cropping land. The subject property is 
predominantly a sheep and cattle grazing property and the use of land for carbon 
sequestration means that the land is not available for clear grazing purposes. The 
landholders engagement in the carbon sequestration project comes at an opportunity 
cost of other activities. According to the PDD, a number of options were identified 
for the land including clearing the land for pasture, selective logging, clearing the 
land and allowing native regeneration and clearing the land to allow for plantation 
growth.  
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 Some of these options would be considered viable financial alternatives to 
carbon sequestration on the land and any clearing of the land would offer an income 
to the landholder for the timber that already exists in the carbon sequestration zones. 
7.3 PROJECT 2: PROFIT A PRENDRE,  QUEENSLAND 
7.3.1 Description of the project 
The property, described as lot 1 on HU8, Parish of Toolgara, is substantially a 
dry sheep grazing property. Profits a prendre A-H, J and K (reference: 710222988) 
have been registered over the 12,008 ha property. The total area under profit a 
prendre A-H, J and K is 2,343.3 hectares or approximately 19.5% of the overall 
property. Consideration of $226,875 was paid by Carbon Pool Pty Ltd which take the 
benefit of the profit a prendre.  
According to the Form 20 which provides description to the rights and 
obligations associated with the profit a prendre the landholder was entitled to and 
intended to clear ‘remnant trees and vegetation from the Land and for this purpose 
obtained a broad-scale clearing permit’ (Form 20, refer Appendix D). In lieu of 
undertaking broadscale clearing as entitled the landholder has agreed to vest the 
rights they have in carbon stored and sequestered in the trees and vegetation in the 
company, Carbon Pool Pty Ltd. In turn the company’s rights are to: 
‘Part C 
(a) acquire and aggregates carbon and carbon rights, and  
(b) deals in carbon and carbon rights; and 
(c) creates instruments, rights, credits and other things, based on its 
ownership of that carbon and those carbon rights, with the intention of 
dealing in benefits of that carbon and those rights.’ 
The duration of the profit a prendre is 121 years from the date of 
commencement, 18 December 2006.  
The project is not registered in the register of carbon farming projects in 
Australia. Therefore it is most probable that the carbon units are being traded in a 
voluntary carbon market or used as a carbon abatement project. 
The company takes on the role of project aggregator meaning that the carbon 
acquired through the profit a prendre forms part of a larger pool of carbon resources 
which are accumulated for trade. To this end, there are several conditions precedent 
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 to the deed coming into affect. The profit a prendre is part of a larger carbon storage 
project, the Minding the Carbon Store, (MTCS) project. According to Form 20 the 
MTCS project is operated by the company ‘to reduce greenhouse gas emissions by 
offering inducement to certain landowners in Queensland, Australia not to clear 
remnant natural vegetation from land over which they have a valid broad-scale 
clearing permit issued by the Queensland Government, and which permits expire at 
or before the end of 2006’ (Form 20, page 6). The arrangement will not come into 
affect until the company is satisfied that they have entered into sufficient similar 
arrangements with other landholders in order to carry out the MTCS project. 
According to the deed the determination of sufficiency is entirely at the discretion of 
the company. In clause 2.1(a) of the deed states: 
‘The Company in conduction the MTCS Project has entered into a sufficient 
number of Vesting Deeds with other landowners and arrangements with 
customers of the Company that the Company is satisfied, in its sole and 
absolute discretion, will enable the Company to carry out the MTCS 
project’. 
7.3.2 Identification of the nature and characteristics of the carbon right 
The legal instrument used to provide security to the carbon right on the 
property is the profit a prendre 710222988 which is an interest that is registered with 
the Queensland titles office. The profit a prendre is registered over freehold land 
(title reference 50180356). The associated profit a prendre, survey plan and title are 
at Appendix E of this thesis. 
The carbon right which is being vested in the Company, comprises those rights 
listed in 4.1(a) to (c) of the deed as follows: 
(a) the Natural Resource Product comprising carbon stored in trees and 
vegetation on the land; 
(b) the Natural Resource Product comprising carbon sequestration by 
trees and vegetation on the Land; and 
(c) any present or future benefits, rights, interests, credits or 
entitlements which: 
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 (i) are or may be associated with or are created or able to be 
created in relation to the storage of carbon or reduction in 
emissions or sequestration of greenhouse gases; and 
(ii) arise out of, or are derived from, the vested carbon described 
in clause 4.1(a) and 4.1(b). 
Succession of the parties 
The agreement allows for succession or assignment of both the landholder and 
the corporation. Registration of the profit a prendre on title would ensure that it 
passes to successors in title should the land be sold. 
According to the Deed, the rights and obligations of the company may be 
assigned at the discretion of the company. Clause 14.2 states: 
The rights or obligations of the Company under this Deed, including 
ownership of the Carbon Rights vested in the Company by this Deed or any 
part thereof, may be assigned or novated by the Company in whole or in part 
at the discretion of the Company. If the Company assigns or novates its 
rights or obligations under this Deed, the Company will give notice to the 
landowner, setting out the details of such arrangement, within five business 
Days of the arrangement coming into affect. 
In contrast, assignment of the landholder’s rights and obligations under the 
agreement require approval by the company. Clause 14.3 states: 
The landowner may assign or novate its rights or obligations under this 
Deed only with the prior written consent of the Company. 
Duration of the right  
The profit a prendre is in existence for an extensive period of time, 121 years. 
Landholder management responsibilities 
The landowner responsibilities as outlined in the deed are extensive. According 
to clause 5.1: 
The Landowner will have the full benefit of and will remain responsible at 
all times during the Term for all Sustainable Pastoral Production, land and 
tree and vegetation management, fencing, pest and weed control and fire 
management carried out on the Land for the Term or procuring third parties 
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 to do those things, excepting only in the cases of Carbon Restoration 
undertaken by the company. 
In Clause 5.4 and 5.5 the landholder is responsible for adopting management 
strategies to achieve sustainable forest and land management and sustainable pastoral 
production. This may include fencing to control stock movement over the land. 
There are a number of possible penalties stated in the Deed that may affect the 
landholder. Clause 10 states:  
if the landholder is in breach of any one or more obligations under this Deed 
or is negligent in implementing Sustainable Forest and Land Management 
and Sustainable Pastoral Production, the Company is entitled to do any one 
or more of the following: 
(a) recover from the landowner any losses attributable to such breach or 
negligence; 
(b) set-off any payment otherwise due by it to the landowner; and/or 
(c ) require the landowner, at the landowner’s expense, to undertake Carbon 
Restoration; or 
(d) itself undertake, or have undertake for its benefit, Carbon Restoration 
and recover from the landowner the cost of that Carbon Restoration. 
Coexistence of agricultural uses 
The engagement by the landholder in this carbon sequestration project does not 
exclude the co-benefit of being able to graze animals on the land. However the 
landholder is to combine these activities to promote sustainable pastoral production. 
The meaning of sustainable pastoral production as defined in Clause 1 is,  
‘varying stocking rates in accordance with seasonal conditions, and 
achieving a long term average pasture utilization rate not exceeding 30% 
and a long term average stocking rate that maintains or improves land 
condition.’ 
Thinning and tree removal 
The deed states in Clause 5.2 that ‘the Landowner must, at no cost to the 
Company or its customers, continually, consistently and diligently implement 
Sustainable Forest and Land Management during the Term’. Further this clause 
states that ‘without limiting the generality of this obligation the Landowner must not 
clear, destroy or harm (or allow or permit third parties to clear, destroy or harm) the 
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 trees and vegetation on the Land unless and except to the extent as may be permitted 
in writing by the Company…’. 
Notwithstanding the need for the landowner to preserve the timber under this 
deed there is some flexibility with respect to thinning and removal of timber subject 
to the approval of the company. Clause 5.3 of the deed states: 
‘…the Company, in its sole and absolute discretion may approve the 
Landowner to undertake, within the law, thinning or removal of certain trees 
and vegetation (including lopping, felling, bulldozing, destruction or other 
means). If the Company decides to grant such approval, it must give the 
landowner written notice of the approval. The Landowner will not undertake 
any such works except to the extent detailed in any written notice from the 
Company’. 
7.3.3 Analysis of the impact of the carbon right on the land owner 
Positive aspects of the project 
One of the most positive elements of the project from the landholder’s 
perspective is the payment of $226,875 consideration on the agreement whilst still 
being able to undertake grazing operations on the land. However, the adequacy of 
this payment when balanced against the long term obligations and potential 
restrictions in activity is not certain. However, the unimproved value as at 2011 was 
assessed at $43,500. The profits a prendre account for 19.5% of the total land area. 
The landholder is able to utilize the property for grazing provided this is done 
in a sustainable manner. One notable theme that emerged from analysis of the data 
was the co-benefits that can be achieved from improving vegetation on the land by 
way of improved bio-diversity and improved pastures. As previously mentioned the 
profits a prendre account for 19.5% of the total land area. Consequently, the majority 
of the land is able to be utilized in an unrestricted way. The profits a prendre have 
been located on the site to allow grazing access in and amongst the forested areas. A 
dominant theme that emerged through analysis of the interview data was the 
potential for forested areas to be placed in strategic locations on a property to 
improve pastures and animal welfare. 
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 Negative elements of the project 
Elements of the agreement are weighted towards the interests of the company 
as opposed to the landholder, particularly with respect to assignment of the rights to 
third parties. The company has an automatic right of assignment under the Deed 
whereas assignment of the landholder’s rights and obligations can only be done with 
the approval of the company. 
The landholder has the obligation to manage the property according to 
sustainable forest and land management practices and sustainable pastoral production 
practices. The obligation associated with sustainable forest and land management 
practices mean that the landholder is responsible for ‘management of trees and 
vegetation on the Land which is intended to ensure the maintenance and 
enhancement of trees and vegetation on the Land and the Carbon stored on the land 
at the commencement date’. There are penalties associated with non-performance of 
this duty which include reinstatement of the carbon on the land at the landholders 
expense. 
 The activities associated with sustainable forest and land management 
practices and sustainable pastoral production practices may result in an increased 
burden by way of allocation of capital and labour. Although the cost and availability 
of labour on rural property did not emerge as a dominant theme in the analysis of 
interview data, participant 3 (agriculturalist) noted that accessing and allocating 
capital for labour was a significant barrier in landholder involvement in carbon 
sequestration projects.  
In contrast, one theme that did emerged from the analysis of interview data was 
the loss of rural lifestyle and amenity that results from having a third party access 
rural land. This was seen as a significant negative in engaging in a carbon 
sequestration project.  
Risks  
Analysis of the interview data showed that there are a number of risks that are 
relevant to carbon sequestration projects that satisfy the permanence requirement 
through establishment of an enduring right of 100 years or more. One of these risks 
was identified to be the risk to the landholder should legal and policy framework 
concerning carbon rights be reversed and carbon sequestration projects and 
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 emissions trading is no longer seen to be a viable method for reducing greenhouse 
gas emissions. Should the framework be revoked during the duration of the carbon 
right, the landholder would still be subject to an encumbrance on title and the 
agreement. 
The duration of the right also means that the commitment that is made is 
intergenerational in nature. Over the duration of the right the highest and best use of 
the subject land may not be carbon sequestration but rather there may be a higher use 
which can not be implemented by the landholder by virtue of their commitment to 
the project. This may result in a significant opportunity cost on the land. 
The interview data shows that the landholder’s ability to raise finance on the 
property may be impacted in the future and the value of the property may also be 
diminished by the encumbrance on title. This obviously is balanced against the 
significant amount of consideration that was paid for transfer of rights to the carbon 
in the trees through a profit a prendre. 
7.4 PROJECT 3: CARBON ABATEMENT INTEREST, QUEENSLAND 
7.4.1 Description of the project 
The subject property is on Kulki Road, Bollon and is described as Lot 5 on 
BLM301, Parish of Culgoa, located within the local government area of Bolonne. 
The property is 11,375 hectares and was originally used as a grazing property. A 
deed of grant has recently been issued over the subject property which was formerly 
a perpetual lease with approval of the Governor in Council according to Section 
174(1) of the Land Act 1994 (Qld). The registered owner of the land is Dominic 
Devine Pty Ltd as Trustee and the project proponent under the CFI is Devine 
Agribusiness Carbon Pty Ltd. Although the landholder and the carbon project 
proponent are different entities, the corporations are clearly linked. 
The methodology that has been adopted for the project is the Carbon Credits 
(Carbon Farming Initiative) (Native Forest from Managed Regrowth) Methodology 
Determination 2013, hereafter referred to as ‘the methodology’. 
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 7.4.2 Identification of the nature and characteristics of the carbon right  
There was no carbon agreement available as attached to the carbon abatement 
interest on title. It is not clear whether there is a carbon agreement in this instance 
given the relationship between ownership of the land and the project proponent. 
The carbon right is registered on title by way of a carbon abatement interest 
No. 715891725 to Devine Agribusiness Carbon Pty Ltd on 14/7/14 (refer Appendix 
F). It was recognised by Christensen et.al. (2013) that the carbon agreement is 
necessary to give the carbon abatement interest its form. In this instance a carbon 
agreement is not attached to the title and therefore does not come into the public 
information realm. It is unknown as to whether a carbon agreement exists given the 
relationship between the landholder and the carbon project proponent. 
As the project has been undertaken under the carbon farming initiative the 
adopted methodology provides some detail as to the nature of the carbon right. 
Succession of the parties 
The carbon abatement interest is registered on the land title. For this reason the 
interest has the protection of indefeasibility of title through Section 184 of the Land 
Titles Act 1994. The right will pass with the land to successors in title. 
With registration on title, either the landholder or the carbon project proponent 
is able to transfer their interest to another party.  
It appears unlike, profit a prendre 710222988, that the agreement has not been 
attached to the carbon abatement interest in any way. The carbon agreement may be 
attached to a schedule of the land titles form (Form 36 Carbon Abatement Interest) 
however this is not mandatory. For this reason, although the carbon abatement 
interest is registered on title, the extent of the obligations of the parties is not known 
and in any case the obligations would take form as a personal agreement. Other third 
parties would not have the right to enforce conditions of the carbon agreement by 
virtue of privity of contract. The carbon abatement interest, although registered on 
title is a bare right. 
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 Duration of the right 
In the absence of a carbon agreement that may be attached to the carbon 
abatement interest the duration of the carbon right will be determined by looking at 
the legislative framework for implementation of the CFI and the Queensland carbon 
abatement interest. Any carbon credits that are issued under the CFI scheme, under 
the Carbon Credits (Carbon Farming Initiative) Act 2011 are required to be 
permanent. The permanency requirement is that the right must exist for a minimum 
of 100 years by virtue of Section 87 of the Act.  
Landholder responsibilities 
The carbon abatement interest attracts a certain level of responsibility due to 
the framework in which the project operates, i.e. the CFI as established by the 
Carbon Credits (Carbon Farming Initiative) Act 2011 and associated Carbon 
Farming Regulations, and the methodology under which the CFI project is based. 
Part 5 of The methodology identifies monitoring, record keeping and reporting 
requirements that are required by the project proponent. The landholder does not 
have any project monitoring responsibilities. 
The CFI, through the Carbon Credits (Carbon Farming Initiative) Act 2011 
can impose significant positive obligations on the landholder, by way of a carbon 
maintenance obligation (Section 97 of the Act), in the event that there is a significant 
reversal of carbon sequestered from the atmosphere prior to the required storage 
duration of 100 years. It is notable that a significant reversal as documented in 
Section 6.10 of the Carbon Credits (Carbon Farming Initiative) Regulations 2011, 
may be as a result of a natural disturbance, such as a bush fire or may be as a result 
of the conduct of a person (other than the project proponent). This would include the 
actions of the landholder. For a significant reversal to occur the lesser of 5% or 50 
hectares of the project area is damaged (Section 6.10). 
Co-existence with other uses 
A carbon sequestration project can be a significant benefit to the landholder if 
the landholder is able to continue to graze animals over the part of the land that is 
subject to a carbon abatement interest. The methodology is not definitive as to 
whether the landholder will exclude animals grazing on the land. Exclusion or 
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 limiting animals grazing on the land may be part of the strategy for implementation 
of the methodology. Section 1.4 states: 
‘human induced regeneration must include the cessation of mechanical or 
chemical destruction, or suppression, of regrowth, and may also include one 
of the following: 
(a) exclusion of livestock; 
(b) management of the timing and extent of grazing; 
(c ) management, in a humane manner, of feral animals, or 
(d) management of plants that are not native to the project area’. 
Thinning and tree removal 
The legislation and methodology does not address the issue of thinning and tree 
removal. This is an element that could be included in a carbon agreement but a party, 
such as a rural valuer, seeking information on the site would not have access to this 
information. 
7.4.3 Analysis of the impact of the carbon right on those with a superior interest 
in the land  
Positive aspects of the project 
This project is unique in that although the landholder and the carbon project 
proponent are different corporate entities, there is clearly a relationship between the 
two entities. A carbon agreement has not been attached to the carbon abatement 
interest on title. For this reason it is not known what the quantum of consideration 
was, if any, that flowed from the project proponent to the landholder in exchange for 
registration of the carbon abatement interest. 
It is unknown as to whether there are rights to generate an income through 
grazing animals on the land whilst achieving some of the co-benefits identified 
through the interviews such as improved pastures and biodiversity. 
The most significant positive element of the project is that an alternative 
income stream has been generated by the landholder and project proponent. 
Negative elements of the project 
The negative aspects of participation in this carbon sequestration project for the 
landholder are due to the permanence requirement of 100 years as established by the 
legislative framework. As identified in the analysis of the interview data, the 100 
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 year requirement represents a significant barrier to participation in CFI carbon 
sequestration projects due to the fact that decisions are being made that have 
intergenerational implications and it is not possible to predict the opportunity costs 
that will be experienced over the 100 year duration of the carbon abatement interest.  
Risks 
The significant risks that the landholder may experience are the possible 
landholder implications should a natural event such as a bush fire or severe storm or 
cyclone damage a part or all of the carbon stores. This may mean that the landholder 
is subject to a carbon maintenance obligation. 
The other significant risk is that of opportunity cost of the 100 year duration of 
the carbon abatement interest. 
7.5 CONCLUSION 
Chapter 7 contains the results of documentary analysis of publicly available 
documents concerning three selected carbon sequestration projects, two in 
Queensland and one in Tasmania. These projects include those subject to recognition 
of carbon rights through profits a prendre and carbon abatement interests in 
Queensland. Although this thesis is considering carbon sequestration rights within 
Queensland, one project in Tasmania was considered as an example of a project 
whereby there is no registered interest on most of the titles to which the project 
comprises. The landowner retains the carbon rights, which are traded through a 
voluntary scheme. Similarities and differences are drawn between this project and 
the other Queensland based projects. 
Chapter 7 forms the final part of Stage 2 of the overall research design and 
contributes to answering the primary research question,  ‘What impact to carbon 
rights have on rural land and valuation practice in Queensland?’  
The documentary analysis undertaken in Stage 2, i.e. property observation 
analysis was designed to emulate the process that a rural valuer would undertake 
when accessing and reviewing information available to them in the public domain for 
valuation of a subject property or sales comparison. All documentation was readily 
available either through the Queensland or Tasmanian register of titles or other 
internet based resources. 
Chapter 7: Property observation analysis 207 
 The contribution to that Chapter 7 makes to satisfying research objectives RO1, 
RO3 is outlined in Section 7.5.1, and Section 7.5.2. 
7.5.1 RO1: Identification of the nature and characteristics of the carbon right in 
Queensland 
Analysis of interview data showed that carbon rights were poorly understood. 
Generally, participants were more aware of the profit a prendre as a method of 
registering the proprietary interest on the land title. There was very little awareness 
of the carbon abatement interest in Queensland with most participants being 
completely unaware of the introduction of the proprietary interest and its registration 
on title in Queensland. The profit a prendre was more familiar to the participants 
although the data showed that it too was generally poorly understood and considered 
to be an inappropriate mechanism for registering a carbon right on title. 
A lack of understanding of carbon rights by interview participants is 
explainable because of the number of forms that the right may take. In many respect 
the right itself that is registered on title is a shell of the right which takes its form 
from the carbon agreement between the landholder and the project proponent if the 
rights to the carbon in the vegetation have been split. The carbon agreement may or 
may not be attached to the land title which will influence whether it is proprietary in 
nature and forms part of the carbon right or is seen as merely a personal contract. For 
CFI projects the right is given some form through the statutory framework associated 
with the initiative however, this does not adequately document the various parties 
rights and obligations as would be seen in a carbon agreement. 
The projects that were considered in Chapter 7 showed the variety of forms the 
carbon right may take. In Project 1 only one of the parcels of land involved in the 
project have a carbon right of some kind attached to the land. This is in the form of a 
statutory covenant. The balance of the lots do not have any form of carbon right 
registered on title. It is understood that an agreement has been signed between land 
owner and a third party to engage in the project which would provide more 
information as to the responsibilities of the parties. In the absence of this agreement 
being attached to a right that is registered on title it would take form of a personal 
agreement and would not be enforceable by successors in title. 
In contrast, the Queensland profit a prendre was registered on title and an 
agreement was attached to the right. It emerged in the interview data that a profit a 
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 prendre was not an appropriate mechanism for registering a carbon right on title due 
to a contradiction in the purpose of the profit a prendre. However, the example in 
Project 2 provided some form to the right through attachment of main elements of 
the agreement. This example of a profit a prendre was more robust than the other 
carbon rights due to the inclusion of the most essential elements of the carbon 
agreement on title.  
Project 3 showed the registration of the carbon abatement interest on title. This 
was a bare right without an attached agreement. The nature and form of the right was 
therefore only identifiable through the legislative structure that created the CFI. 
The difficulties that a valuer or other property professional would experience 
when seeking to value any of these properties or consider them as comparable sales 
analysis was evident. With the exception of the Project 2 it was either a shell of a 
right registered on title or there was no right registered whatsoever. From the 
information that could be obtained on these projects through publicly accessible data 
there was a myriad of possibilities as to the form of the right, its impact on the 
project participants and consequently how the right is likely to impact on the utility 
of a property and consequently its value. 
The nature and extent of these rights is unclear and legal analysis to determine 
the extent of the interest in the land would be beyond the scope of a rural valuer 
undertaking a valuation on the property. This lack of clarity of this interest and the 
extent to which it will impact the land over the duration of the right is of concern to 
the practicing rural valuer. 
Duration of the carbon right 
A significant difference between some of the rights was in the duration of the 
right. Project 1 was varied in its duration with a statutory covenant registered over 
one of the allotments for a period of 130 years with the balance of the allotments 
seemingly only involved in a 25 year carbon project. The landholder will have 
freedom to deal with the land at the completion of the 25 year period in the absence 
of any legislation that may be introduced to protect native forests during that period. 
Both Project 2 and Project 3 are an enduring right with a duration of 121 and 100 
years respectively. The duration of the right of 100 years or more was seen by 
participants as being a significant barrier to involvement in the scheme.  
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 Succession of the parties 
There was generally a lack of information available regarding succession of 
either the landholder or the third party carbon project proponent.  
One of the fundamental property rights that each of the freehold landholders 
would have is the right to alienate their interest. If the right is registered on title in 
one of the various forms then it will survive alienation by virtue of indefeasibility of 
title ensured by section 184 of the Land Titles Act 1994 (Qld). It is not certain 
whether the unregistered carbon interests, as is seen in Project 1, would survive 
alienation. It is more likely that these interests would be seen as personal contracts 
with right to inpersonam action only. Interestingly, Project 2 states that the 
landholder must seek approval of the company to assign their rights under the carbon 
agreement. This situation is at odds with the common law right that the landholder 
has to alienate their land and the fact that a registered profit a prendre, including the 
attached agreement, would automatically stay with the land upon transfer to a third 
party. 
The creation of a registered carbon right would also give the holder of the that 
right, i.e. the carbon project proponent, the right to transfer their interest. In the 
absence of access to carbon agreements in many instances it is not possible to 
determine how this will be managed from a practical perspective. 
Landholder responsibilities 
The responsibilities and obligations of the landholder in the carbon project can 
vary significantly from project to project. For some projects such as Project 2 there 
were identified landholder obligations by virtue of an agreement. These obligations 
involved the landholder’s responsibility for sustainable forest and land management 
and sustainable pastoral production. Although these terms were defined in the Deed, 
as to whether they have been breached by the landholder is subjective and there are 
significant penalty provisions in place in the Deed which may include reinstatement 
of the trees. 
For Project 1 the landholder has responsibility for carbon monitoring and 
carbon audit requirements on the land as is required under the Verified Carbon 
Standard, the market in which the landholder trades verified carbon units. 
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 Although silent as to the rights of the parties, The carbon abatement interest 
that is adopted in Project 3 attracts a certain level of responsibility due to the 
framework in which the project operates, i.e. the CFI as established by the Carbon 
Credits (Carbon Farming Initiative) Act 2011 and associated Carbon Farming 
Regulations, and the methodology under which the CFI project is based. 
Although the landholder does not have any responsibilities for monitoring and 
audit of the carbon stocks on the land, this responsibility belonging to the project 
proponent, the CFI, through the Carbon Credits (Carbon Farming Initiative) Act 
2011 can impose significant positive obligations on the landholder. Most 
significantly is the carbon maintenance obligation (Section 97 of the Act) which may 
be imposed in the event that there is a significant reversal of carbon sequestered from 
the atmosphere prior to the required storage duration of 100 years. 
Other agricultural uses 
One of the themes that emerged through analysis of the interview data was that 
carbon sequestration projects can benefit the landholder in that an additional income 
stream can be derived from the land whilst still carrying out traditional agricultural 
operations involved with grazing animals. The data also showed that participants 
perceived that a co-benefit of carbon sequestration is improved pastures and animal 
husbandry practices through the creation of windbreaks and shade for animals. 
However, the landholder’s right to continue to utilize the land that is subject to a 
carbon sequestration project for other agricultural uses, i.e. grazing animals, varies 
significantly.  
It is unclear whether grazing of animals is permitted under the arrangements 
for Project 1 and 3. In the absence of a carbon agreement there does not seem to be a 
prohibition on grazing animals in the allotted project land area provided that the 
forest regrowth is not damaged.  
Project 2 allows the landholder to graze cattle over the entirety of the land 
including the part that is subject to the profit a prendre provided this is undertaken 
according to the principle of sustainable pastoral production. In essence this means 
that stocking rates and grazing practices are to maintain or improve land 
management. 
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 Thinning and tree removal 
It appears that there is no provision in Project 1 for thinning of the forest to 
occur. If the avoided deforestation project had not occurred this would form part of 
the usual forest practice, i.e. to carry out thinning in between events where the land 
was clear felled. Similarly, Project 3 does not address the issue of forest thinning. 
This is an issue that could be considered in the formulation of a carbon agreement. 
The carbon agreement in Project 2 allows some flexibility for thinning and removal 
of the timber subject to company approval. 
7.5.2 RO3: Analysis of the impact of the carbon right on those with a superior, 
interest in land. 
It is evident from Section 7.5.1 that each carbon right is unique. Not only are 
there different legal rights for registering the carbon right on title there are a number 
of possibilities as to the form of this right due to the impact of the carbon agreement 
and the overall legislative structure that established the right.  As evidenced by 
Projects 1, 2 and 3 there are a number of positive and negative outcomes resulting 
from involvement in a carbon project from the landholders perspective. 
Positive aspects of the project 
The interview data showed that participants perceived that carbon sequestration 
projects could benefit a landholder by creating an alternative income stream while 
continuing with traditional agricultural practices i.e. grazing. The activity of grazing 
may also be enhanced by tree growth due to an overall improvement in the condition 
of the land and improved pastures and animal husbandry practices. The income 
received by the landholder was perceived as being for potentially doing nothing. Any 
alternative to doing nothing carries with it some expenditure and possible risk.  
For Project 2, one of the most positive elements of the project from the 
landholder’s perspective is the payment of $226,875 consideration on the agreement 
whilst still being able to undertake grazing operations on the land. However, the 
adequacy of this payment when balanced against the long term obligations and 
potential restrictions in activity is not certain. In any event, the profits a prendre 
account for 19.5% of the total land area, which affords the landholder freedom of 
agricultural operations across the balance of the land. For Projects 1 and 3 it is 
uncertain as to the extent of grazing operations that are allowable on the land and 
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 consequently the income stream from carbon may serve as an alternative income 
stream to traditional grazing as opposed to an additional one. 
Negative elements of the project 
One of the notable themes that emerged through analysis of the interview data 
was the potential consequence of involvement in a 100 year commitment to carbon 
sequestration. It was noted that this creates an intergenerational obligation and may 
not represent the highest and best use for the land in the future, creating a situation of 
significant opportunity cost.  
This risk is lesser for Project 1 which has a project life on many of the lots of 
only 25 years as opposed to the typical 100 year commitment. In addition, the area 
was previously cleared approximately every 25 years under standard forestry 
practices. Although not in keeping with the intent of carbon sequestration projects to 
create permanent carbon sinks, the landholder would be in a position to clear the land 
after the expiration of the 25 year project. In this situation the landholder is likely to 
receive a higher income from selling more established timbers and has received a 
carbon income during this 25 year period.  
A number of risks have been identified as being relevant to any carbon 
sequestration project and include the risk of a natural weather event such as a 
cyclone, severe drought or fire that damages or destroys carbon stocks. The 
responsibility of the landowner to reinstate the carbon in the event of it being 
damaged varies from project to project. 
Another theme that emerged from analysis of the interview data was the lack of 
political stability and lack of stability of the carbon market. Many of the international 
markets are more established than the domestic market for ACCUs, however there is 
still significant price fluctuations within the international markets.  
The interruption to rural lifestyle through having third parties enter the land 
and perform functions was identified in the interview data as a negative and an 
element that could result in diminished land value depending on the scale of the 
operations. It is noted that where the carbon is held by a third party there will be a 
requirement that they enter the land to undertake monitoring and audits. Although 
not a consideration where the carbon rights are retained by the landholder as is seen 
in Project 1, the carbon agreement in Project 2 provides for rights of access for the 
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 company. In Project 3 there is not a carbon agreement attached to the carbon 
abatement interest and consequently the position regarding access arrangements is 
uncertain. The monitoring and audit requirements that are part of the CFI would 
necessitate certain access arrangements. However, this is in direct conflict with the 
fundamental rights of a fee simple owner to have exclusive possession of the 
property. 
It is evident that each carbon right is unique and the benefits and impacts of the 
carbon right would need to be considered on a case by case basis when a rural valuer 
is valuing land subject to a carbon right or looking at comparable sales evidence to 
determine comparability with the subject property. 
The practical consequences of results of the interviews as presented in 
Chapters 4, 5 and 6 were analysed against three carbon sequestration projects with 
varying ways of recognising the carbon right in Chapter 7. The triangulation of the 
literature, semi-structured interviews and property observation analysis is presented 
in Chapter 8. 
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Chapter 8: Discussion of results 
8.1 INTRODUCTION 
Chapter 8 contains a discussion of the synthesis between the literature review 
contained in Chapter 2, analysis of interview data, contained in Chapters 4, 5, and 6 
and practical implications observed through consideration of several carbon 
sequestration projects in Queensland, contained in Chapter 7.  
Each of the elements of literature review, semi-structured interviews and 
practical project observations have been triangulated and the results of this analysis 
will be presented and discussed as their contribution to satisfying the following 
overall research objectives of this thesis, as shown in Figure 8-1. 
 
 
 
Figure 8-1 Triangulation of results 
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 From the analysis of data it can be seen that carbon rights are not well 
understood within the sample. This lack of understanding is exacerbated by the 
uniqueness of each of the carbon rights, which is largely dependent upon the carbon 
agreement. There are variations in carbon sequestration projects as to whether the 
carbon rights are registered on title and if so whether the main terms and conditions 
of the carbon agreement are attached to the registration of the right. This will impact 
the enforceability of the agreement to successors in title and transparency of 
information available to rural valuers. The lack of access to market data means that 
traditionally used valuation methodologies such as direct comparison may be 
inappropriate for the valuation of rural land that is subject to a carbon right. Further 
findings will be discussed according to the satisfaction of the identified research 
objectives. 
8.2 RO1: IDENTIFY THE NATURE AND CHARACTERISTICS OF THE 
CARBON RIGHT IN QUEENSLAND. 
An understanding of the nature and characteristics of the carbon right in 
Queensland is essential when valuing land that is subject to a carbon right, i.e. a 
profit a prendre or a carbon abatement interest.  
The overall policy framework for carbon sequestration projects is established 
ultimately under obligations under the Kyoto Protocol, which identified emissions 
trading as one of the mechanisms to reduce greenhouse gas emissions. Although the 
framework for trading in carbon is somewhat separate the recognition of these rights 
and how the right may be registered on title, it is still relevant to the background 
debate and to some extent shapes the interest in land. There are a number of 
established voluntary international emissions trading schemes whereby carbon units 
could be traded. At this time of writing this thesis, the domestic system for emissions 
trading was still unresolved and seemingly subject to changes in political will. 
Carbon rights attached to rural land in Queensland are able to be traded 
internationally or could be potentially offset through offset and abatement projects. 
In anticipated that shortly these ACCUs will be tradeable domestically through an 
established emissions trading scheme.  
The emissions trading scheme is recognised as being quite separate from the 
framework for recognising and trading the right to sequestered carbon stored in trees 
on rural land. The recognition of carbon rights varies significantly internationally and 
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 across the various states of Australia. Internationally there are a myriad of different 
approaches to the treatment of forestry carbon as a property right with varying levels 
of governance to support the recognition of property rights. Various authors such as 
Takacs (2009) and Boydell et.al. (2009) have addressed international issues.  
In a domestic sense there has been a significant amount of criticism of the 
recognition of the carbon right in Australia including the lack of uniformity of the 
right across the various states and territories (Hepburn and Reich (2009) and the level 
of compliance of the right with the then Commonwealth carbon trading framework 
(Christensen et.al. 2013).  A number of authors have questioned the appropriateness 
of the profit a prendre to recognise the carbon right in some states of Australia 
including Queensland (Hepburn and Reich (2009), Boydell et.al. (2009)). 
Christensen et.al. (2013) acknowledged the importance of the carbon agreement in 
providing form and substance to the property right when the profit a prendre or 
carbon abatement interest in Queensland merely provides recognition of the right. 
Many of the academic writings pre-date the introduction of the carbon abatement 
interest in Queensland and consequently there has been very limited academic 
discussion concerning this new property right.  
The nature and characteristics of the carbon right will be determined not only 
by the statutes that establish the carbon right i.e. the profit a prendre or carbon 
abatement interest but according to Christensen et.al. (2013) the carbon agreement 
also gives the right form. According to Christensen et.al. (2013) careful drafting of 
the carbon agreement is essential to minimise risks associated with the carbon right 
for the landholder.  
The carbon right is registered on title as either a profit a prendre or a carbon 
abatement interest in Queensland. The carbon abatement interest was not well known 
to the participant group. Of the 13 participants who were asked about the carbon 
abatement interest 11 participants (P2, P3, P4, P5, P6, P7, P8, P9, P11, P13, P15) had 
not heard of the new property right. Only two participants had some familiarity with 
the carbon abatement interest and only one of these participants (P14, government 
officer) had a detailed knowledge of the right.  
In contrast, the use of the profit a prendre was discussed widely by participants.  
A theme that emerged in the interview data was that the profit a prendre was 
considered to be an inappropriate way of recognising a right to stored carbon in trees 
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 (P4, P6, P8, P10, P12, P15, P16) . A profit a prendre was considered to be 
traditionally for the taking of something from land e.g. fruit or animals, as opposed to 
adding something on the land as in the case of a carbon right. It was also recognised 
by participants that a profit a prendre was a dated legal concept and generally poorly 
understood. 
The view of participants and academic writers such as Hepburn and Reich 
(2009) and Boydell (2009) is supported by the common law. Connolly v Noone 
[1912] supports the proposition that a profit a prendre is a right to take something  
occurring naturally on the land. A distinction is drawn between entry on to the land 
with a view to cultivation for business purposes which is not a profit a prendre, 
Frank Warr & Co v London County Council [1904]. However, statutes such as the 
Conveyancing Act 1919 (NSW) and the Forestry Act 1959 (Qld) have allowed for the 
recognition of forestry interests including those for carbon sequestration to be 
registered as profits a prendre. To some extent this renders the debate around the 
appropriateness of the profit a prendre for this purpose redundant. 
Aligned with Christensen et.al. (2013), the importance of a carefully crafted 
carbon agreement was another theme that emerged through analysis of the interview 
data with the following inclusions identified by participants as most important: 
• Spacing of trees to allow for secondary agricultural use i.e. grazing (P7, 
P10, P12, P14, P15) 
• Identification of management responsibilities of the parties (P6, P9, P14, 
P15) 
• Documentation of risk sharing between the parties (P10, P12, P13, P15) 
• Species of trees to be planted (i.e. ensuring viability) (P8, P14) 
• Payment made to the landholder i.e. quantum and structure (P4, P13) 
• Succession planning and assignment of the right (P10, P11) 
• Duration of the project (P6) 
• Insurance requirements (P11) 
• Liabilities for breach of the agreement (P6), and 
• An adequate and well drafted dispute resolution process (P15). 
218 Chapter 8: Discussion of results 
 It is the elements of the carbon agreement that will form the characteristics of 
the carbon right beyond the statutory framework that has been implemented to 
establish the right. 
Generally there was a lack of understanding by participants as to the 
characteristics and nature of carbon rights. This is explainable because of the number 
of forms that the right may take. In many respects the right itself that is registered on 
title is a shell of the right which takes its form from the carbon agreement between 
the landholder and the project proponent if the rights to the carbon in the vegetation 
have been split from the land and transferred to a third party. The carbon agreement 
may or may not be attached to the land title which will influence whether it is 
proprietary in nature and forms part of the carbon right or is seen as merely a 
personal contract to which privity of contract would apply. This will also influence 
whether it is accessible for rural property professionals to achieve an understanding 
of the right specific to the rural property asset. 
For CFI projects the right has a statutory framework associated with the 
initiative however, this does not adequately document the rights and obligations of 
the various parties, as would be seen in a carbon agreement. 
The projects that were considered in Chapter 7 showed the variety of forms the 
carbon right may take. In Project 1 only one of the parcels of land involved in the 
project has a carbon right of some kind attached to the title of the land. This is in the 
form of a statutory covenant. The balance of the lots does not have any form of 
carbon right registered on title. It is understood that an agreement has been signed 
between land owner and a third party to engage in the project which would provide 
more information as to the responsibilities of the parties. In the absence of this 
agreement being attached to a right that is registered on title, it would take form as a 
personal agreement and would not be enforceable by successors in title. 
In contrast, the Queensland profit a prendre (Project 2) was registered on title 
and an agreement was attached to the right. Although it emerged in the interview 
data that a profit a prendre was not an appropriate mechanism for registering a 
carbon right on title due to a contradiction in the purpose of the profit a prendre, the 
example in Project 2 provided some form to the right through attachment of the 
agreement. The documentation of this right in the agreement was extensive and 
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 arguably in this instance, the profit a prendre is an appropriate mechanism for 
recognition of the rights and obligations of the various parties to the project. 
Project 3 showed the registration of the carbon abatement interest on title. This 
was a bare right without an attached agreement. The nature and form of the right was 
therefore only identifiable through the legislative structure that created the CFI. 
The difficulty that a valuer or other property professional would experience 
when seeking to value any of these properties or consider them as comparable sales 
analysis was evident. With the exception of the Project 2 the other examples were 
either a shell of a right registered on title (Project 3) or there was no right registered 
whatsoever (Project 1). From the information that could be obtained on these projects 
through publicly accessible data there was a myriad of possibilities as to the form of 
the right, its impact on the project participants and consequently how the right is 
likely to impact on the utility of a property and consequently its value. 
There was a significant difference between the duration of each of the rights in 
Projects 1, 2 and 3. Project 1 was varied in its duration with a statutory covenant 
registered over one of the allotments for a period of 130 years with the balance of the 
allotments seemingly only involved in a 25 year carbon project. The landholder will 
have freedom to deal with the land at the completion of the 25 year period in the 
absence of any legislation that may be introduced to protect native forests during that 
period. Both Project 2 and Project 3 have an enduring carbon right with a duration of 
121 and 100 years respectively. The duration of the right of 100 years or more was 
seen by participants as being a significant barrier to involvement in the scheme.  
There was generally a lack of information available regarding succession of 
either the landholder or the third party carbon project proponent. One of the 
fundamental property rights that each of the freehold landholders would have is the 
right to alienate their interest. If the right is registered on title in one of the various 
forms then it will survive alienation by virtue of indefeasibility of title assured by 
section 184 of the Land Titles Act 1994 (Qld). It is not certain whether the 
unregistered carbon interests, as is seen in Project 1, would survive alienation. It is 
more likely that these interests would be seen as personal contracts with a right to in 
personam action only. Interestingly, Project 2 states that the landholder must seek 
approval of the company to assign their rights under the carbon agreement. This 
situation is at odds with the common law right that the landholder has to alienate 
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 their land and the fact that a registered profit a prendre, including the attached 
agreement, would automatically stay with the land upon transfer to a third party. 
The creation of a registered carbon right would also give the holder of that 
right, i.e. the carbon project proponent, the right to transfer their interest. In the 
absence of access to carbon agreements in many instances it is not possible to 
determine how this will be managed from a practical perspective. 
The responsibilities and obligations of the landholder in the carbon project can 
vary significantly from project to project. For some projects, such as Project 2, there 
were identified landholder obligations by virtue of a carbon agreement. However, 
there was an element of subjectivity to some of these obligations such as the 
landholder’s obligation to undertake sustainable forest and land management and 
sustainable pastoral production. Although these terms were defined in the Deed the 
determination of whether they had been satisfied by the landholder was largely 
subjective. Penalty provisions in place in the Deed included reinstatement of the trees 
which could be at significant expense to the landholder. 
For Project 1 the landholder has responsibility for carbon monitoring and 
carbon audit requirements on the land as is required under the Verified Carbon 
Standard, the market in which the landholder trades verified carbon units. 
Although silent as to the rights of the parties, The carbon abatement interest 
that is adopted in Project 3 attracts a certain level of responsibility due to the 
framework in which the project operates, i.e. the CFI as established by the Carbon 
Credits (Carbon Farming Initiative) Act 2011 and associated Carbon Farming 
Regulations, and the methodology under which the CFI project is based. 
Although the landholder does not have any responsibilities for monitoring and 
audit of the carbon stocks on the land, this responsibility belonging to the project 
proponent, the CFI, through the Carbon Credits (Carbon Farming Initiative) Act 
2011 can impose significant positive obligations on the landholder. Most 
significantly is the carbon maintenance obligation (Section 97 of the Act) which may 
be imposed in the event that there is a significant reversal of carbon sequestered from 
the atmosphere prior to the required storage duration of 100 years. 
One of the themes that emerged through analysis of the interview data was that 
carbon sequestration projects can benefit the landholder in that an additional income 
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 stream can be derived from the land whilst still carrying out traditional agricultural 
operations involved with grazing animals. The data also showed that participants 
perceived a co-benefit of carbon sequestration to be improved pastures and animal 
husbandry practices through the creation of windbreaks and shade for animals. 
However, the landholder’s right to continue to utilize the land that is subject to a 
carbon sequestration project for other agricultural uses, i.e. grazing animals, varies 
significantly.  
It is unclear whether grazing of animals is permitted under the arrangements 
for Project 1 and 3. In the absence of a carbon agreement there does not seem to be a 
prohibition on grazing animals in the allotted project land area provided that the 
forest regrowth is not damaged.  
Project 2 allows the landholder to graze cattle over the entirety of the land 
including the part that is subject to the profit a prendre provided this is undertaken 
according to the principle of sustainable pastoral production. In essence this means 
that stocking rates and grazing practices are to maintain or improve land 
management. 
It appears that there is no provision in the project for thinning of the forest to 
occur. If the avoided deforestation project had not occurred this would form part of 
the usual forest practice, i.e. to carry out thinning in between events where the land 
was clear felled. Similarly, Project 3 does not address the issue of forest thinning. 
This is an issue that could be considered in the formulation of a carbon agreement. 
The carbon agreement in Project 2 allows some flexibility for thinning and removal 
of the timber subject to company approval. 
The nature and extent of these rights is unclear and legal analysis to determine 
the extent of the interest in the land would be beyond the scope of a rural valuer 
undertaking a valuation on the property. This lack of clarity of this interest and the 
extent to which it will impact the land over the duration of the right is of concern to 
the practicing rural valuer. 
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 8.3 RO2: DETERMINE THE CURRENT UNDERSTANDING AND 
MARKET ACCEPTANCE OF THE CARBON RIGHT. 
The current understanding of the carbon right and market acceptance by 
identified stakeholders is essential to determine how the market will view land 
subject to a carbon right if the land is subject to sale. Market acceptance or 
marketability is a driver of property value. The level of market understanding and 
acceptance will also determine whether the rural valuation profession has the 
knowledge required to value rural land subject to carbon rights. The 
conceptualisation and introduction of carbon rights is relatively recent. There is a 
lack of academic discussion generally concerning the current understanding of the 
carbon right and its likely impact.  
At the core of the participants’ belief in carbon sequestration and carbon rights 
is a belief in the science behind climate change that creates the imperative to embark 
on projects aimed at reducing greenhouse gas emissions. Of the participants who 
were asked about their belief in the science behind climate change, 50% responded 
with an unequivocal belief in climate change science and that human behaviour is 
having an impact on the climate. These participants (P4, P6, P7 and P9) all have a 
background in science as either a primary of secondary area of expertise. Of the 
remaining 50% of participants, none were dismissive of the climate change science 
but many were uncertain because of the alternative views expressed in the media. 
These participants have a wide variety of areas of expertise including rural land 
owners (1), rural valuers (3), rural land advocacy (1), academics (1) and government 
officer (1). Another theme that was identifiable in the interview data was the belief 
that climate change was causing extreme weather events more so than merely global 
warming. 
There was generally an acceptance by participants of carbon sequestration 
projects in forestry. There was some scepticism of projects that related to carbon 
stored in soils because of the variability of carbon levels due to the impact of rain 
and the issue with accurately accounting for carbon (P1 and P4). 
Many participants also perceived that many landholders did not fully 
understand the rights and obligations associated with carbon sequestration projects 
and may be in a situation whereby they had accepted payment for carbon rights in 
exchange for carbon rights being passed to a third party through a profit a prendre or 
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 carbon abatement interest, without understanding the potential intergenerational 
implications of the right. This issue was raised by many participants (P1, P3, P9, 
P10, P14, P15, P16). 
Not surprisingly, considering the participants were selected on the basis of their 
exposure to carbon sequestration projects, the participants generally had a sound 
level of knowledge regarding the benefits of carbon projects and potential barriers. 
However, there were still some misconceptions among the participant group 
concerning these issues. For example, although participants generally understood the 
permanence requirement for a carbon right to be Kyoto compliant as being 100 years 
this was not unanimous. One participant (P16: academic and property valuer) was 
surprised to discover the enduring nature of the right. One of the participant (P3: 
rural valuer and agriculturalist) expressed the belief that the end result of carbon 
sequestration projects is harvestable high end timber. This is at odds with the 
permanence requirement of such a right. 
When determining the level of market acceptance of carbon sequestration 
projects it is interesting to note the participant response to the question 
‘Hypothetically, if you owned a rural property would you consider being involved in 
a carbon sequestration project?’ Although the majority of participants (5: 41%) 
showed no interest in participating in carbon sequestration in its current form, there 
were a number of participants (4: 33%) who were open to participation depending on 
the circumstances. Most commonly these participants would be influenced by the 
terms and conditions of the agreement offered to them and in particular the payment 
as against the costs associated with participation. Of those who had no interest three 
of the five stated that the reason they were not interested was the lack of policy 
clarity. 
In addition the majority of participants saw carbon sequestration as a legitimate 
use of agricultural land. However, carbon sequestration was not considered to be an 
appropriate use for high quality cropping land. It was considered that there were 
possibilities for carbon sequestration to co-exist with other agricultural uses. 
When discussing the impact of the carbon right on freehold and leasehold land 
in Queensland it became apparent that some participants perceived freehold and 
leasehold land as being very similar with the rent paid on leasehold land seen as 
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 inconsequential due to the state government’s willingness to renew a state lease even 
when a property is not managed to a high level.  
Most participants had some understanding of a profit a prendre and its 
application to registering carbon rights over a rural property. However, as discussed 
in Section 5.5.1 many participants thought the use of a profit a prendre for this 
purpose was ill conceived. The interview data showed that participants viewed the 
profit a prendre as being poorly understood generally. 
With the exception of participant 14 (government officer) who had a detailed 
knowledge of the carbon abatement interest, and participant 12 (rural valuer) who 
was aware of the introduction of the property right in Queensland, all other 
participants had no knowledge or awareness whatsoever of the introduction of the 
carbon abatement interest at the time of conducting the interviews. Despite not 
having been exposed to the carbon abatement interest the participants were aware of 
the issues that may be faced by a landholder seeking finance over their land and the 
optimum inclusions in a carbon agreement.  
8.4 RO3: ASCERTAIN THE IMPACT OF THE CARBON RIGHT ON 
THOSE WITH A SUPERIOR INTEREST IN LAND. 
With respect to most decisions regarding land use there is a balancing of 
positive and negative factors to determine impact on the landholder. It was identified 
by many participants that the economic benefits could not be considered in isolation 
but rather should be considered alongside the co-benefits of carbon sequestration 
which were identified as being improved bio-diversity and carbon sequestration as 
part of an established land management strategy to improve overall land condition. 
Participants were not in favour prime cropping land being used for carbon 
sequestration but rather that sequestration projects should be on inferior land or 
strategically placed on prime land as part of the overall land management strategy, 
i.e. to allow wind breaks and shade for improved animal husbandry and improved 
pasture growth. 
Any benefits from carbon sequestration projects must be looked at with full 
consideration to the negative consequences. Participants recognised the negative 
aspects as being a loss in rural lifestyle through potentially having third parties 
accessing the rural property and the enduring nature of the carbon right to satisfy 
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 Kyoto permanence requirements. A very dominant theme that emerged through 
analysis of the literature and interview data was the general uncertainty of the legal 
and policy framework due to changes in political will. Until the policy and legislative 
framework concerning emissions trading is consolidated and not subject to change 
with each change in government most participants considered that entry into a 
project is not viable. 
The ease with which a landholder may enter into a carbon agreement and 
establish a carbon right on their land varies depending on whether they hold the 
freehold or the leasehold estate in that land. It was raised by participant 14 
(government officer) that there is additional complexity to establishing a third party 
interest on leasehold land. Permission from the Minister responsible for 
administration of the Land Act 1994 is required. In addition, the original terms of the 
lease must continue to be adhered to with respect to the primary use of the property. 
Despite the state retaining rights to the trees, the leaseholder is given the benefit of 
those rights to transfer to a third party without any additional payment to the state. 
It was noted by participant 14 that the transfer of the rights to carbon 
sequestered in trees to a third party may put the state in a situation of having to 
satisfy the leaseholder’s obligations under the carbon agreement if they end up 
holding the reversionary interest in the land at the expiration of the lease due to the 
extended duration of the carbon right. 
The form of the carbon agreement is essential to maximise the benefits to the 
landholder and minimise the potential risks. Interview data revealed that the carbon 
agreement should be crafted to allow the landholder to use the carbon right as part of 
an effective land management strategy that would include other agricultural uses. 
Considerations that should be included in the carbon agreement would include 
elements like spacing of the trees to allow for grazing in and amongst the trees. Other 
issues that should be included in the carbon agreement are duration of the right and 
payment quantum and structure to the landholder. Issues like management 
obligations, succession planning and insurance requirements are all to be included to 
maximise the benefits to the landholder. 
It is evident from Section 7.5.1 that each carbon right is unique and 
consequently it is not possible to generalise as to the impacts of the carbon right on 
the landholder. Not only are there different legal rights to register the carbon right on 
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 title, there are a number of possibilities as to the form of this right due to the impact 
of the carbon agreement and the overall legislative structure that established the 
right.  As evidenced in Projects 1, 2 and 3 there are a number of positive and 
negative outcomes resulting from involvement in a carbon project from the 
landholders’ perspective. 
Positive aspects of the project 
Analysis of interview data showed that participants perceived that carbon 
sequestration projects could benefit a landholder by creating an alternative income 
stream while continuing with traditional agricultural practices i.e. grazing. The 
activity of grazing may also be enhanced by tree growth due to an overall 
improvement in the condition of the land and improved pastures and animal 
husbandry practices. 
Engagement in a carbon project will provide a number of positive benefits to 
the landholder. Most notably the landholder will receive an income on this part of the 
property in essence from doing nothing. Any alternative to doing nothing carries with 
it some expenditure and possible risk. Additionally, a carbon sequestration project is 
likely to have co-benefits such as improved biodiversity and an overall improved 
condition of the land. 
For Project 2, one of the most positive elements of the project from the 
landholder’s perspective is the payment of $226,875 consideration on the agreement 
whilst still being able to undertake grazing operations on the land. However, the 
adequacy of this payment when balanced against the long term obligations and 
potential restrictions in activity is not certain. In any event, the profits a prendre in 
Project 2 account for 19.5% of the total land area, which affords the landholder 
freedom of agricultural operations across the balance of the land. For projects 1 and 3 
it is uncertain as to the extent of grazing operations that are allowable on the land and 
consequently the income stream from carbon may serve as an alternative income 
stream to traditional grazing as opposed to an additional one. 
Negative elements of the project 
One of the notable themes that emerged through analysis of the interview data 
was the potential consequence of involvement in a 100 year commitment to carbon 
sequestration. It was noted that this creates an intergenerational obligation and may 
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 not represent the highest and best use for the land in the future, creating a situation of 
significant opportunity cost.  
This risk is less for Project 1, which has a project life on many of the lots of 
only 25 years as opposed to the typical 100 year commitment. In addition, the area 
was previously cleared approximately every 25 years under standard forestry 
practices. Although not in keeping with the intent of carbon sequestration projects to 
create permanent carbon sinks, the landholder would be in a position to clear the land 
after the expiration of the 25 year project. In this situation the landholder is likely to 
receive a higher income from selling more established timbers and has received a 
carbon income during this 25 year period.  
A number of risks have been identified as being relevant to any carbon 
sequestration project and include the risk of a natural weather event such as a 
cyclone, severe drought or fire that damages or destroys carbon stocks. The 
responsibility of the landowner to reinstate the carbon in the event of it being 
damaged varies from project to project. 
In the interview data it emerged that there was a perceived lack of political 
stability concerning government carbon policy and a lack of stability of the carbon 
market. Many of the international markets are more established than the domestic 
market for ACCUs, however there is still significant price fluctuations within the 
international carbon markets.  
The interruption to rural lifestyle through having third parties enter the land 
and perform functions was identified in the interview data as a negative and an 
element that could result in diminished land value depending on the scale of the 
operations. It is noted that where the carbon is held by a third party there will be a 
requirement that they enter the land to undertake monitoring and audits. Although 
not a consideration where the carbon rights are retained by the landholder as is seen 
in Project 1, the carbon agreement in Project 2 provides for rights of access for the 
company. In Project 3 there is not a carbon agreement attached to the carbon 
abatement interest and consequently the position regarding access arrangements is 
uncertain. The monitoring and audit requirements that are part of the CFI would 
necessitate certain access arrangements. However, this is in direct conflict with the 
fundamental rights of a fee simple owner to have exclusive possession of the 
property. 
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 Another potential impact that the existence of a carbon right may have on the 
landholder is in their ability to raise capital through finance. At this stage the impact 
that the carbon right will have is not completely certain because financial institutions 
do not have formalised policies regarding carbon interests. From the interviews it 
appears that each application for finance will be considered on a case by case basis 
taking into account the extent to which the carbon right will have an impact on the 
land and security that the financier is able to take over the property. For instance, if 
the carbon right is still held by the landholder then the back is likely to take security 
over the entire property inclusive of the carbon right. Any income that is generated 
from the carbon sequestration activities will be viewed as merely another source of 
income pertaining to the overall agricultural operation. However, where the carbon 
right has been transferred to a third party and this is registered on title then the 
security that the financier is able to take over the property is less than the full set of 
freehold rights. 
Of equal concern to financiers is the impact that the carbon right may have on 
the marketability of the land. Overwhelmingly, participants believed that the 
existence of the carbon right is likely to make the subject land more difficult to sell. 
This is partly due to the fact that an encumbrance exists on title and partly due to a 
general lack of understanding of carbon sequestration activates and carbon rights in 
the market place. 
It is evident that each carbon right is unique and the benefits and impacts of the 
carbon right would need to be considered on a case by case basis when a rural valuer 
is valuing land subject to a carbon right or looking at comparable sales evidence to 
determine comparability with the subject property. 
8.5 RO4: IDENTIFY THE ADEQUACY OF CURRENT VALUATION 
PRACTICES TO VALUE LAND THAT IS SUBJECT TO A CARBON 
RIGHT. 
The academic and judicial discussion of rural valuation practice and 
methodologies in Australia has largely been centred around the application of two 
dominant valuation methodologies, productivity methods or direct comparison with 
very limited discussion of other valuation methodologies that take into account the 
income generated on a rural property, e.g. capitalisation method or DCF. Eves (2002, 
2004) is one of the few authors who is promoting an income method however this 
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 seems to be limited to the capitalisation method with no discussion of DCF by 
Australian academics in the rural context. This situation is at odds with the United 
States where DCF analysis has been promoted as an appropriate rural valuation 
methodology since the 1980’s. 
With the introduction of new and novel property rights such as the carbon right 
it is arguable that the two commonly used methodologies are frequently no longer 
appropriate to value land subject to carbon rights. The productivity methods such as 
beast area value and dry sheep equivalent date from a period when the primary 
consideration that would be taken when purchasing rural property was how many 
animals the land could carry. With the introduction of many alternative income 
steams on rural property though mining and carbon interests this methodology does 
not have the capacity to take these issues into consideration.  In addition, the 
availability of comparable sales evidence with similar mining or carbon rights 
attached is a distinct limitation of the direct comparison methodology. The 
substantial debate on valuation methodologies is in the area of environmental 
valuations such as contingent valuation theory which have been largely criticised for 
being overly subjective.  
The interview data revealed that direct comparison was the most popular of the 
valuation methodologies for rural valuation. Six of the participant valuers used direct 
comparison almost exclusively. The productivity methods and capitalisation were the 
next most popular rural valuation methodologies with two rural valuers commonly 
using each of these methods. Only one rural valuer frequently used DCF analysis as a 
valuation methodology. Participant 15 (valuer) who used discounted cash flow 
analysis also used each of the other methodologies. None of the rural valuer 
participants used any of the alternative methodologies for valuing land subject to 
carbon rights such as the contingent valuation approach. The majority of 
participating rural valuers did not have faith in the outcomes of DCF analysis due to 
the variability of outcomes when inputs are altered to a minor extent. 
Many participants drew the comparison between the valuation of land subject 
to carbon and the valuation of land subject to mining rights, i.e., coal seam gas 
operations. The similarities being that coal seam gas brings a third party on to the 
land to undertake activities and there is frequently an annual payment to the 
landholder. Depending on the structure of the carbon agreement, carbon 
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 sequestration projects can bring these two elements to the landholder as well. 
However, the carbon right deviates from a mining interest in that there are a number 
of different ways it can be recognised and the carbon agreement plays a significant 
role in shaping the right. The particularities of each of the carbon rights will have an 
impact on the utility of the land and consequently its value. 
The interview data showed that despite mining rights being a proprietary right 
that can bring about a significant cash flow to the landholder this did not translate to 
an increase in land value. Analysis of the data showed that this was largely due to the 
stigma associated with coal seam gas extraction and the potential environmental 
harm that the process may cause. For this reason participants perceived that direct 
comparison was the most appropriate valuation methodology because adjustments 
can be made to allow for the negative connotations of the property right. 
When considering the valuation approach of land that is subject to carbon 
rights, there was an absence of consistent themes in the interview data as to the 
approach that should be taken to value land subject to a carbon right. Participant 15 
perceived that the approach taken would vary depending on the structure of the 
arrangement, i.e. the payment structure made to the landholder, and the significance 
of other rural operations on the property. For many participant valuers direct 
comparison would be adopted particularly if a right to graze cattle remained on the 
property. For others alternative approaches would be considered to value the land 
subject to carbon rights by valuing the income stream associated with the property. 
There is a lack of market data in the form of completed sequestration projects 
that have been the subject of sales transactions for valuers to draw upon to undertake 
a valuation using the commonly used method of direct comparison. This limits the 
longitudinal data that the rural valuer is able to draw upon for comparable sales 
analysis. Participants overwhelmingly believed that having a carbon property right 
attached to a parcel of rural land would negatively impact the marketability of the 
property. However, without longitudinal sales and time on market data it is not 
possible to determine the extent of the impact. 
It is clear that the absence of comparable sales data of rural properties that are 
subject to carbon rights would be a significant restriction on the use of the direct 
comparison method of valuation for properties that have a carbon right attached. In 
addition, the uniqueness of each of the carbon interests will need to be assessed to 
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 determine the overall impact on the management of the property, i.e. does carbon 
represent the sole income of the property or is it part of the overall agricultural 
operation? The multiplicity of property rights that may be relevant to any individual 
property with carbon rights and diversity of agricultural income sources mean that 
rural valuation methodologies should align with the commercial sector and move to 
an income method of valuation such as DCF. Direct comparison serves as a useful 
secondary method of valuation. 
8.6 RO5: IDENTIFY THE ISSUES A RURAL VALUER SHOULD 
CONSIDER WHEN VALUING LAND SUBJECT TO A CARBON 
RIGHT. 
There was generally a lack of literature regarding the issues that a rural valuer 
would need to consider when valuing rural land in Queensland that was subject to a 
carbon right.  
One of the most fundamental elements to be considered by a rural valuer is the 
valuation methodology that is adopted. As previously stated the lack of comparable 
longitudinal sales evidence coupled with the uniqueness of each of the rights 
pertaining to an individual property mean that direct comparison is not the most 
suitable method of valuation to be used when valuing land that is subject to a carbon 
right. For properties that are subject to carbon rights with potentially income streams 
from a diversity of agricultural operations including carbon sequestration, income 
alternative methods such as capitalisation and discounted cash flow analysis should 
be considered by the rural valuer.  
The method of valuation selected will depend on the nature of the carbon right 
and whether the use of the land to sequester carbon is seen as the highest and best use 
for the land. The payment quantum and structure will be of considerable importance 
when selecting a valuation methodology. In some cases a one off payment is made to 
the landholder in exchange for an enduring carbon right over the land. In effect the 
landholder is alienating some of their inherent property rights in exchange for a one 
off payment. This may mean that the land is rendered sterile to other agricultural 
uses. In this situation the land would be valued at less than the comparable sales that 
are not burdened by the carbon right. In this instance the valuer could adopt direct 
comparison and seek to discount the property according to the impact that the carbon 
right has. This is a different scenario to a landholder who receives an ongoing 
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 payment for the carbon right and is able to still utilise the property for other 
agricultural uses such as grazing. In some instances the co-benefit of involvement in 
carbon sequestration will be improved land management and increased agricultural 
production overall. In this situation discounted cash flow may be adopted by the 
valuer to take into account the various agricultural income streams that the property 
generates. 
The issues that would affect the value of land subject to a carbon right outlined 
in Section 6.5 would all need to be considered by the rural valuer embarking on the 
valuation of such a parcel of land. The themes that emerged from analysis of the 
interview data were that the landholder may experience more difficulty in obtaining 
finance on the parcel of land and the marketability of the land will be impacted. In 
addition, the risks associated with the carbon project such as survival of the trees, 
counterparty risk associated with insolvency of the third party carbon right holder 
and a lack of understanding of the implications of the carbon agreement are all likely 
to impact on property value and valuation practice. 
Rural valuation is becoming far more complex due to the nature of the rights 
associated with carbon sequestration and other property rights such as mining and 
water rights. It is clear that many rural valuers are not experienced in valuing 
complex real property rights like carbon.  Discounted cash flows are not clearly 
understood and the default is to adopt a direct comparison approach where properties 
are valued according to a rate per hectare. This is clearly not adequate to take into 
account complex and unique property rights such as those of carbon sequestration.  
The valuer will need to undertake the valuation in full consideration of the 
impact that the carbon property rights may have on the land. This will include a full 
analysis of the carbon agreement as it provides shape and form to the otherwise 
barren registered carbon right. 
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 8.7 CONCLUSION 
It is evident through analysis of the literature and interview data that there are 
significant gaps in knowledge of carbon rights, particularly the carbon abatement 
right in Queensland and their application to rural land in Queensland. There were 
relatively few examples of rural properties in Queensland that are subject to some 
form of carbon right and with the recent introduction of these rights there is no 
longitudinal data available to researchers to inform conclusions as to the long term 
impact of carbon rights on rural landholders. From the interviews it was evident that 
there was there are significant gaps within the sample group regarding their 
understanding of the carbon abatement interest. With the exception of two 
participants (P14 and P12), there was a lack of awareness that the carbon abatement 
interest had been introduced as a property right in Queensland. This is of concern to 
rural valuers who will need a good knowledge of the carbon right in order to value 
land that is subject to carbon rights.  
In addition to the lack of understanding of the carbon right is exacerbated by 
the uniqueness of each of these rights when applied to land in Queensland. This is 
largely dependent on the nature of the right, i.e., profit a prendre or carbon abatement 
interest and the terms and conditions of the carbon agreement that is negotiated by 
the landholder and the carbon interest holder where the rights to carbon in forestry 
have been transferred to a third party.  
The carbon right may have either positive or negative consequences on the 
landholder depending on the extent to which carbon sequestration activities either 
enhance or prohibit other agricultural activities and the impact that carbon 
sequestration activities have on the highest and best use of the land. Factors that will 
need to be considered include the duration of the right, payment quantum and 
structure and compatible agricultural activities. In addition, it is not evident the 
extent to which the financial institutions will embrace the rural land as security, 
where the rights to sequestered carbon are held by a third party. In the absence of 
formalised policies from the leading rural lenders, assessments will be undertaken on 
a case by case basis.  
From a valuation perspective each property will have a unique set of rights 
which makes the use of traditionally accepted valuation methods like direct 
comparison difficult to apply due to the extent to which professional judgement is 
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 relied upon to adjust sales to form meaningful comparison with the subject property. 
In addition, there is no transparency of information pertaining to carbon rights 
available to the rural valuer with no statutory requirement to register the carbon 
agreement on title. Without access to the carbon agreement, the carbon abatement 
interest is a shell of a property right. 
 The following chapter details the primary conclusions and recommendations 
that are made from triangulation of the data sources that contribute to this thesis. The 
primary contribution is a series of recommendations to rural valuers as to how to 
approach the valuation of land that is subject to a carbon right.  
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 Chapter 9: Conclusions and 
Recommendations 
Carbon sequestration is an area of agricultural practice that is relatively new 
with limited examples of agricultural land holders opting to participate in this area of 
endeavour. However, with the introduction of the CFI and a proposed domestic 
trading scheme it is anticipated that this will be a growing area of agricultural 
endeavour which may well be managed alongside other more traditional agricultural 
activities. When considering this overall context, this thesis sought to answer the 
overall research question, ‘What impact do carbon rights have on rural land and 
valuation practice in Queensland?’ 
From the discussion in Chapter 8 it is clear that there is no general rule as to 
whether the introduction of a carbon right is a positive or a negative for the freehold 
or leasehold land holder. The introduction of carbon sequestration activities on a 
parcel of rural land potentially benefits a rural land holder where the carbon 
sequestration activities are strategically located on the property or do not prohibit 
allied agricultural operations, such as grazing. Payment received in consideration of 
the carbon right may also provide additional infrastructure to benefit the overall 
agricultural operations. As to whether the carbon right is of benefit or not is 
dependent on a multiplicity of factors such as whether the land is freehold or 
leasehold, the nature and extent of other agricultural operations that can be pursued 
on the land, the quality of agricultural land and most importantly the terms and 
conditions of the carbon agreement, without which the carbon right is an empty shell. 
The complexities surrounding the interpretation of variations in the carbon 
right mean that rural valuers and allied professionals need to have a good 
understanding of the carbon right and how variations in the duration and form of this 
right can impact on the usability, ability to obtain finance and value of agricultural 
land. One of the most significant findings of this thesis is that property professionals 
have significant limitations in their knowledge and understanding of the carbon right 
and its impact on rural land with very limited understanding of the form or 
application of the carbon abatement interest in Queensland. This limitation is of 
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 significant concern for rural valuers who are seeking to value land subject to the 
carbon right. Rural valuers in particular will need an advanced understanding of the 
nature of carbon rights and the various forms of carbon right in order to value land 
that is subject to these rights. This thesis identifies and contributes to this knowledge 
gap by providing a series of recommendations for rural valuation practice regarding 
issues for consideration in identifying a valuation methodology that is suitable to 
value rural land that is subject to a carbon right and how the carbon right may alter 
land use and utility and consequently valuation practice. The significance of this 
knowledge base to the rural valuation profession is evidenced by a request to the 
Researcher from the Land Committee of the Royal Institution of Chartered Surveyors 
(RICS), to provide the outcomes of this thesis in the form of a Guideline to Rural 
Valuers for valuation of land subject to carbon rights to increase the knowledge base 
of its members. In addition, this thesis also recommends that a more transparent 
public disclosure system be made available concerning all carbon rights applicable to 
rural land in Queensland so that rural valuers and other allied professionals have 
access to the information they require to inform their valuation practice. 
Chapter 9 is structured as follows. Section 9.1 draws the overall conclusions 
for the thesis and identifies how this thesis contributes to the overall body of 
knowledge. This is followed by the significant contribution that the PhD makes to 
the body of knowledge in identifying a series of recommendations for rural valuation 
practice in Section 9.2. These recommendations are made for rural valuers to 
consider when undertaking the valuation of a parcel of rural land that is subject to a 
carbon right that has been transferred to a third party. These recommendations are 
the culmination of the most pertinent findings through the literature review, 
interview data and property observation analysis and the Researcher’s triangulation 
of these sources of data. The recommendations are written in plain English to serve 
as a readily comprehensible reference point for the rural valuation profession. A 
summary of recommendations is detailed in Section 9.3 and issues that have arisen 
during the process of undertaking this thesis but are outside of the scope of this thesis 
are discussed in Section 9.4 as topics for further research.  
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 9.1 CONTRIBUTION TO KNOWLEDGE 
The CFI and accepted methodologies relating to carbon sequestration in 
forestry were introduced as part of an overall framework by the Australian 
Government in 2011. To date there has been very limited uptake of projects under 
the CFI with fewer still Carbon Abatement Interests registered on land titles in 
Queensland. There are some examples of projects undertaken to trade carbon in the 
voluntary carbon markets with the right to carbon protected through a profit a 
prendre registered on the land title in Queensland.  
Some academic writers are beginning to focus on the conceptualization of 
sequestered carbon as a new form of property right however the current research is 
not focused on the impact of carbon sequestration projects in relation to land use, 
financing, value and valuation practice and whether the market has adequate 
understanding of carbon rights to effectively engage in valuation of rural land subject 
to a carbon right. There is still a lot of ambiguity surrounding the practical 
application of this new emerging property right and the impact on rural properties 
particularly with respect to land values, utility and the ability to finance. 
The way in which the sequestered carbon property right is handled by property 
professionals will impact on the ability of rural land holders to obtain finance on 
their land and will have a long term impact on the sector generally with obvious flow 
on effects for our ability to produce food and generate agricultural resources. For this 
reason this thesis has significance to the valuation profession.  
In response to the identified gaps in the literature this thesis has contributed to 
the body of knowledge in a number of ways. This thesis provides some an 
understanding of how interested parties view the science behind climate change 
which is the foundation of activities to capture carbon such as sequestration projects.  
This thesis advances academic discussion on the characteristics of carbon 
rights in a Queensland context in particular by looking at their substance and form. 
An understanding of the characteristics of a carbon right in Queensland is essential 
when undertaking a valuation of a rural property that is subject to carbon rights. 
Further, this thesis contributes to an understanding of the impact of carbon rights, all 
be it profit a prendre or the carbon abatement interest in Queensland, on rural land 
and the impact that this will have on property value and valuation practice. 
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 The most significant finding in this thesis is in identifying the extremely 
limited understanding that most rural valuers and interested parties have regarding 
the nature and characteristics of the carbon right in Queensland. This thesis makes 
the contribution to the overall body of knowledge by developing a series of 
recommendations for rural valuers to assist in identifying the interest that is subject 
to valuation, identifying a suitable valuation methodology to value land that is 
subject to a carbon right and identifying the characteristics of the right that will 
impact the value of the land. These recommendations are written in a manner that is 
easily comprehensible by the rural valuation profession. 
9.2 RECOMMENDATIONS FOR RURAL VALUATION PRACTICE 
When valuing rural land that is subject to a carbon right rural valuers need to 
be acting in full understanding of the nature and characteristics of the particular 
carbon right as relevant to the subject land and any comparable sales. The individual 
carbon right and the associated carbon agreement will impact on the landholder’s 
ability to finance the land and the overall marketability of the land and consequently 
its value. These recommendations cover the nature of the interest being valued, the 
carbon right, valuation methodology, factors impacting value and any practice 
considerations that are relevant to valuation of rural land that is subject to a carbon 
right. 
9.2.1 The nature of the interest being valued 
The valuer must first ascertain the interest in land, or the collection of property 
rights that are being valued. This will be impacted by the existence of carbon rights, 
whether such rights are registered on title and who holds the beneficial interest in the 
carbon right. For the purposes of this thesis consideration is given to the valuation of 
the freehold or leasehold interest in land.   
When considering the nature of the interest being valued the valuer should 
initially have regard to the ownership of the carbon right. In situations where the 
carbon right is retained by the landholder, the rights to carbon are still with the land. 
The valuer would need to be prudent to determine whether the carbon right is 
included in the collection or ‘bundle’ of rights that are being valued. The carbon 
income stream from trading in the carbon on the land then becomes one of possibly 
many income streams that pertain to the land. 
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 The valuer will need to determine the exact nature of the carbon right to 
ascertain the balance of rights that the landholder has. The nature of these residual 
rights will vary significantly depending on the extent of the interest that the 
landholder has transferred to a third party. The nature of the carbon right is addressed 
in Section 9.2.2. 
9.2.2 The carbon right 
A complete understanding of the carbon right is fundamental for a rural valuer 
to understand how the underlying interest in land may be impacted by the carbon 
right. The characteristics of the carbon right are established by the legislative 
structure establishing the right and the carbon agreement. In reviewing the carbon 
right the rural valuer will need to search the carbon right as it exists on title and any 
annexures to the right which identify the essential terms of the carbon agreement. In 
Queensland it is likely that the carbon right could take form as either a profit a 
prendre or a carbon abatement interest and may be either registered on title or 
unregistered. 
By virtue of Section 184 of the Land Titles Act 1992, if the land is carbon right 
is not registered on the title then any subsequent purchasers would take the land free 
from the carbon right. The carbon right would take effect as a personal right only and 
consequently the valuer would not need to take this right into account when valuing 
the property. However, when the right is registered on title the rural valuer will need 
to undertake searches of the title, the carbon right and any attachments to the carbon 
right to fully determine the nature of the carbon right. Issues to be considered in 
determining the characteristics of the carbon right include the following: 
• Duration of the right 
• The portion of the land that is subject to the carbon right 
• Succession of the carbon project proponent and the landholder 
• The payment structure of the right 
• The extent to which the right can co-exist with other agricultural uses such 
as grazing. 
Chapter 9: Conclusions and Recommendations 241 
 The nature of the right will determine the highest and best use of the land 
which is fundamental to the market valuation calculation and the determination of 
the most appropriate valuation methodology. 
9.2.3 Valuation Methodology 
Currently, the most commonly used rural valuation methodology is direct 
comparison with land being compared to subject sales on a rate per hectare basis. 
Closely following direct comparison in popularity are the productivity methods, such 
as dry sheep equivalent or beast area value. Income valuation methods such as 
capitalisation or DCF are less commonly used in the rural valuation profession. DCF 
is currently only used on significant commercial agricultural operations. 
The most appropriate valuation methodology for a carbon-affected parcel of 
land will depend on the nature of the carbon right and the impact of the carbon right 
on the highest and best use of the land. Each carbon right will be somewhat unique as 
it is impacted not only by the legislative structure that established the right but also 
by the carbon agreement between the parties. The other variable element is whether 
the landholder retains the right or has transferred the rights to carbon to a third party. 
The terms of the agreement, including the payment structure, will have a significant 
impact on the current and future use of the land. The unique nature of the carbon 
right and its impact on the underlying interest in land means that there is no one 
valuation methodology that can be applied to all situations where a carbon right is 
present. 
As discussed in Section 9.2.2 carbon right, there are several possible scenarios 
regarding extent of the carbon right. These possibilities are considered based on the 
extent of the land that is subject to the carbon right and the payment structure, as 
follows: 
• Separation of agricultural uses into distinct zones on a rural property, with 
either a periodic payment or a one off payment 
• Integration of carbon sequestration with other agricultural activities with 
either a periodic payment of a one off payment 
• The entirety of the land is subject to carbon agreement with a prohibition 
on other agricultural uses with either a periodic payment or a one off 
payment. 
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 The nature of the impact on the highest and best use of the property and the 
valuers access to information will have a significant impact on the most appropriate 
methodology for the valuation. Whilst all of the valuation methods rely to some 
extent on market data, direct comparison is wholly reliant on access to sales 
information for properties that are directly comparable to the subject property. The 
justification of the direct comparison method being the most commonly used rural 
valuation methodology is grounded in the lack of sophistication of the rural market 
with limited understanding of other valuation methodologies by those trading in rural 
land. However, this situation is largely historic with those currently investing in rural 
property more motivated by investment returns as well as lifestyle factors. In 
addition, limited transactions involving properties with carbon rights and the 
uniqueness of the impact of carbon rights on each parcel of rural land means that the 
use of direct comparison is reliant on significant professional judgement by the 
valuer to the point of rendering it unreliable. Direct comparison also does not 
adequately take into account the influence of superior management practices on the 
productivity of land and consequently its value. Despite this criticism of direct 
comparison the many permutations by which carbon rights can exist on a parcel of 
land are varied and in some instances direct comparison will be the most appropriate 
valuation methodology to value a parcel of rural land that is subject to a carbon right. 
Figure 9-1 identifies the most appropriate valuation methodologies for the many 
permutations of carbon rights that are evident on rural land in Queensland. 
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Figure 9-1 Valuation methodologies relating to carbon scenarios 
Each of the potential scenarios regarding the carbon right will be discussed as 
follows. 
Separation of agricultural uses into distinct zones on a rural property, with 
either a periodic payment or a one off payment 
This scenario creates the possibility that there is a separation of land uses 
within the property with potentially different valuation methodologies applied to 
each land use. For instance, the grazing component of the land may be valued using 
direct comparison or a productivity method, whilst the land that is subject to the 
carbon right is valued using another method. Where there is an ongoing payment 
structure for the land with a carbon right attached it is recommended that an income 
methodology be adopted by the valuer. However, given the fact that there may be 
many different income streams from different agricultural endeavours on the 
property, of which carbon is one, it is recommended DCF be adopted. 
Integration of carbon sequestration with other agricultural activities with 
either a periodic payment of a one off payment 
The least impactful possibility regarding the carbon right is that the 
sequestration project is strategically placed on the land in areas that would be best 
planted out for windbreaks and shade for animals or spaced to allow for grazing 
between the trees. The improved land management and animal husbandry practices 
offered by strategic carbon sequestration has the potential to make a grazing property 
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 more productive and at the very least will not impact on the carrying capacity of the 
land. In this situation there is likely to be very little impact on the agricultural 
operations of the land and the dominant grazing land use is likely to be unaffected.  
In this situation where the highest and best use of the land remains largely 
unaffected by the carbon sequestration project, and there is an ongoing payment 
structure in exchange for the carbon right it is still not appropriate to adopt direct 
comparison or a productivity method because these methods do not take account of 
the carbon income stream. A further limitation of these methods will be in 
identifying market transaction data involving similar properties with similar carbon 
interests attached to them. It is not recommended that direct comparison be used as a 
primary method due to the lack of transparency of data available concerning other 
carbon affect sale properties and the amount of adjustments that will need to be made 
to account for differences in payment structure for the carbon right, management 
obligations and duration of the carbon interest. 
Where a one off payment has been made by a third party to obtain the carbon 
rights to the land use of a productivity method or direct comparison may be 
considered. Although consideration and professional judgement would need to be 
applied to the reduction in carrying capacity of the land and a limitation of any future 
alternative use of the land which is subject to the carbon right. Access to suitable 
market data will still be problematic for the rural valuer in this instance. 
In the situation where the payment structure for the carbon right is based on a 
series of payments, possibly annual payments, and the property is still being used as 
a grazing property with potentially other agricultural endeavours such as cropping, it 
is recommended that one of the income valuation methods, i.e. DCF or capitalisation 
be used. The use of one of these methods will account for the varied income streams 
that the property may be achieving. The one variable that may need to be considered 
when formulating either the discount rate or the capitalisation rate depending on the 
method used is reduction in value that may result from the duration of the interest 
that may be perceived as a negative to the market. 
Irrespective of the primary valuation method adopted by the rural valuer it is 
recommended that direct comparison be used as a secondary method. This will allow 
the valuer to compare against carbon affected and non-carbon affected properties to 
Chapter 9: Conclusions and Recommendations 245 
 ensure that the benefits and impacts of the unique carbon agreement are being 
adequately accounted for in the final valuation figure. 
The entirety of the land is subject to carbon agreement with a prohibition on 
other agricultural uses with either a periodic payment or a one off 
payment. 
Where the entire property is allocated to a carbon sequestration project and the 
rights to the carbon have been transferred to a third party the landholder will be left 
with very limited property rights, but may still have management obligations 
regarding the preservation of the carbon in the trees and the management of the trees. 
It is most likely that in this scenario a one off payment has been made to the 
landholder in exchange for rights to the carbon over an extended period of at least 
100 years. The valuer will need to take account of what rights the landholder has 
remaining in the property and value these rights. In this instance there is no ongoing 
income that is being generated by the property. The rights that the landholder has to 
the property are more aligned with rural residential as the income generation through 
agricultural pursuits have entirely been eliminated. For this reason direct comparison 
would be the most appropriate method of valuation with due consideration to the fact 
that comparable sales should be sourced from those that are rural residential 
allotments as opposed to productive agricultural properties.  
In the situation where a periodic payment structure has been established in 
exchange for rights to carbon over the entire agricultural property then it is 
recommended that an income method of valuation be adopted to value the ongoing 
income stream associated with the property, e.g. DCF or capitalisation. In the 
instance it is recommended that direct comparison against other rural lifestyle 
properties be adopted as a secondary method of valuation. 
9.2.4 Factors impacting value 
The most fundamental drivers for rural property value are climate and location 
which have a direct influence over the productivity of land and access to markets. In 
addition to these typical drivers of rural property value, there are additional factors 
that will impact on the value of land that is subject to a carbon right.  
Firstly, there is the impact of the carbon right itself. This will determine the 
impact on the land, payment quantum and structure to the landholder and the 
duration of the impact. Factors that the rural valuer would need to consider are the 
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 payment structure, duration of the right, the nature of the management obligations 
and risks that exist for the landholder and the extent to which the right binds 
successors in title.  
Secondly, there are a number of external factors that will influence the value of 
land that is subject to a carbon right such as the stability of the overall legislative 
structure and the market sentiment concerning climate change and mitigation 
strategies including carbon sequestration projects. This will impact on the degree to 
which there is a stigma associated with carbon sequestration projects if at all. It is 
anticipated that this will change over time and the rural valuer will need to keep 
abreast of current views.  Another factor that will influence the value of properties 
with a third party carbon agreement is the degree to which the landholder’s 
autonomy over the management and enjoyment of the property is interrupted. This 
will only be a consideration where the property is of a size that it is likely to be 
family run. For large rural enterprises with multiple income streams this is likely to 
be of little concern and will have no impact on property value. 
9.2.5 Practice considerations  
 Access to information 
Irrespective of the valuation methodology being adopted by the valuer to assess 
land value, access to market data is fundamental to an accurate valuation. The valuer 
will need to make an assessment of the characteristics of the carbon right that exists 
on the subject land to identify the extent to which it will impact the subject property 
in terms of impact of control of the landholder, management obligations, restrictions 
on future land use and the extent to which the carbon right may impinge on the 
ability of the landholder to utilize the land for alternative agricultural operations.  
To make this assessment the valuer will need to have a strong understanding of 
the characteristics the carbon right applicable to the parcel of land and how it will 
impact on the subject land. The greatest challenge for the valuer in making this 
assessment is not only the variable form that the right may take which is largely 
dependent on the individual carbon agreement but also the variation in access to 
information which is evident in the system of registration.  
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 For freehold land the right can take a variety of forms, as discussed in Section 
9.2.2 The Carbon Right. One of the fundamental issues from a valuation perspective 
is accessing the information required to obtain a clear impression of the impact that 
the carbon right will have on the subject parcel of land and accessing information to 
make judgements regarding the comparison sales to determine either rates per 
hectare, beast area values, capitalisation rates or discount rates and terminal yields. 
The variability of information registered on title regarding the characteristics of the 
carbon right is a problem when valuing freehold land. The situation is exacerbated 
when valuing leasehold land due to the absence of a publicly accessible register of 
leasehold land interests as exists for freehold land in Queensland. The extent of this 
problem is significant when considering that over 70% of Queensland is held under 
title other than freehold. 
Although it is a recommendation of this thesis that a central, publicly 
accessible system of registration of carbon rights be implemented, a valuer should 
obtain all available information regarding the carbon right prior to undertaking the 
valuation of a subject property. It is recommended that the valuer obtain all 
information pertaining to the carbon right that is registered on title including any 
attachments to the carbon abatement interest or profit a prendre. In the absence of a 
complete carbon agreement being registered on title then a copy of this agreement 
should be obtained from the landholder prior to even selecting a methodology to 
value the land.  
9.3 FURTHER RECOMMENDATIONS  
To assist rural valuers in valuing land that is subject to carbon sequestration 
projects it is recommended that mandatory registration of carbon agreements be 
included in registration of the carbon abatement interest or profit a prendre. In 
addition, it is recommended that a separate register be held for all carbon 
sequestration projects to provide comprehensive information regarding the nature of 
the right and the carbon agreement inclusive of all leasehold land in Queensland. 
This will assist in developing a transparent information system for valuers, 
landholders, financiers and others who participate in rural land transactions to make 
informed judgements as to the impact of carbon rights on the underlying freehold or 
leasehold land holding. 
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 Further it is recommended that a standard form contract be developed for 
transactions involving carbon sequestration to promote transparency and comparison 
of varying carbon structures available to a landholder. 
9.4 CONCLUSION 
This research was designed in three stages. Stage one involved a 
comprehensive literature review of the carbon framework, the carbon right and rural 
valuation theory. The literature review was then triangulated with the two elements 
of Stage 2 of the research design, semi-structured interviews and the property 
observation analysis. The scope of this thesis is limited to carbon sequestration in 
forestry through either reforestation schemes or avoided deforestation projects. 
Whilst it is recognised that there are many other opportunities to sequester carbon in 
living biomass, such as soil the difficulty in accounting for this carbon accurately has 
meant that the uptake of these schemes is more limited and this will not be part of 
this thesis. 
Whilst the framework for emissions trading is essential to the success of the 
carbon sequestration projects it is recognised that this scheme has been the subject of 
considerable political uncertainty in Australia. The emissions trading scheme is 
referred to throughout the thesis. When referring to the Australian scheme this is the 
legislated scheme at the time when the data was collected, i.e. the scheme established 
under The Clean Energy Act 2011 (Cth). Although further commentary on the 
progress of the scheme was given in Section 2.2.1 of this thesis, it is recognised by 
the researcher that amendments to the scheme are likely through reform of the 
current LNP Federal Government.  
Carbon sequestration is a relatively new agricultural endeavour and as a 
generalisation the concept has been slow to gain traction within the agricultural 
community. For this reason there are very few participants in the market with a 
detailed knowledge of carbon farming projects. This meant that the sample size used 
in this thesis for semi structured interviews was smaller than originally anticipated 
due to an inability to identify further participants who satisfied the sample selection 
criteria within the timeframe for undertaking the research. However, the researcher is 
satisfied that the sample selected represents a group with optimum knowledge of 
carbon sequestration projects currently in the market and satisfies the objective of 
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 this stage of the research design in seeking depth of understanding from 
knowledgeable participants rather than breadth of opinion. 
The number of projects analysed in Chapter 7 Project Observation Analysis 
was limited to 3 due to the lack of available project data in Queensland. One of the 
projects considered, Project 1, is located in Tasmania. Despite the thesis being based 
in Queensland the Tasmanian example offered a unique view of participation in a 
carbon sequestration project in that the duration of the project is limited to a 25 year 
involvement and the carbon right is not registered on title for the majority of the lots 
that the project comprises. The carbon abatement interest that is registered on title in 
Project 3 was the only carbon abatement interest that the researcher was aware of in 
Queensland at the time of writing this thesis. Although the limited number of project 
examples is a limitation in the research data, the researcher is satisfied that this is 
representative of the very limited number of carbon sequestration projects currently 
existing.  
9.5 AREAS FOR FURTHER RESEARCH 
During the interview and property observation analysis undertaken in Stage 2 
of the overall research design, several topics were identified as being worthy of 
further academic research; however fall outside the scope of this thesis.  
One issue that came up during interviews and would be worthy of further 
exploration is the significance of the landholder management obligation. The 
participant perception of management obligation will obviously have an impact on 
property value and has been addressed in this sense to a limited extent but this is 
worthy of further research in its own right. 
Another issue raised during the interviews was the prospect of a carbon pooling 
arrangement to circumvent some of the many risks associated with a carbon 
sequestration project. This is not currently under the CFI but could be used to pool 
carbon over many lots allowing for shorter contract periods with individual land 
holders. This would be more palatable to participants. This model would be worthy 
of further exploration as to its viability and Kyoto compliance. 
The issue of landholder protection also proved to be worthy of further 
consideration. It is evident that there are differences between the negotiating 
capabilities and power differentials between the third party carbon project 
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 proponents and the land holders. This is particularly so when the landholder is in 
distress due to drought, falling commodity prices and other events. This has impact 
on the outcomes of the negotiations between the parties and the ongoing relationship 
of these two parties, which to some extent requires a level of functionality. Further to 
this the exploration of the adoption of a standard form contract is recommended. 
Many other issues came up with the management of unique property rights 
relating to coal seam gas, carbon and water and the ability of the average rural valuer 
to recognise these rights and deal with them through the valuation process. Rural 
valuer capability and the effectiveness of ongoing professional development would 
be worthy of further research but is outside the scope of this thesis.  
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 PARTICIPANT INFORMATION FOR QUT RESEARCH PROJECT 
– Interview – 
Carbon bio-sequestration and Queensland Rural Land: Issues affecting value 
QUT Ethics Approval Number 1300000539 
 
RESEARCH TEAM  
Principal Researcher: Andrea Blake  PhD student 
Associate Researcher: Prof Chris Eves  Principal Supervisor 
 School of Civil Engineering and Built Environment – Science and Engineering Faculty 
 Queensland University of Technology (QUT) 
 
DESCRIPTION 
This project is being undertaken as part of a PhD for Andrea Blake.  Andrea Blake is also a Senior Lecturer in the School of Civil 
Engineering and Built Environment at QUT. 
 
The purpose of this project is to identify the impact of carbon sequestration projects on rural landholders and in particular identify 
the factors that would influence value and valuation practice. 
 
You are invited to participate in this project because you have been identified as having expertise in this area or you belong to one 
of the identified stakeholder groups.  
 
PARTICIPATION 
Your participation will involve an audio recorded interview at your place of employment or other agreed location that will take 
approximately 45 minutes of your time. Questions will include:  
• What are the positive impacts of the carbon farming (sequestration) scheme for land holders? 
• What factors would a landholder consider before entering into a carbon agreement? 
• What factors would a lender consider prior to lending on land subject to carbon rights? 
 
Your participation in this project is entirely voluntary. If you do agree to participate you can withdraw from the project without 
comment or penalty. If you choose to withdraw from the study you will have the opportunity to request that the transcript of your 
interview be destroyed provided this request is made within one month of the interview time. Your decision to participate or not 
participate will in no way impact upon your current or future relationship with QUT. 
 
EXPECTED BENEFITS 
The Carbon Farming Initiative has been recently introduced and there has been very little research into the impact of the scheme 
on rural landholders in Queensland. Although this study is not likely to directly benefit you there will be benefits to the community 
as a whole through the contribution that this research will make to the body of knowledge. 
 
RISKS 
There are no risks beyond normal day-to-day living associated with your participation in this project. 
 
PRIVACY AND CONFIDENTIALITY 
All comments and responses will be treated confidentially unless required by law. The interviews will be audio recorded for the 
purposes of ensuring accuracy of reporting. The audio recordings are only being used to assist in documenting the transcript of the 
interview. You will have the opportunity to verify the transcript of the interview once complete. The audio recording will be 
destroyed once the project is complete and the transcript will be maintained as a record.  
 
The data collected from this study will be built upon in Stage 2 of the study which involves a series of questionnaires. Your 
participation in the interviews will exclude you from participation in this next stage of the study. Please note that non-identifiable 
data collected in this project may be used as comparative data in future projects or stored on an open access database for 
secondary analysis. 
 
CONSENT TO PARTICIPATE 
We would like to ask you to sign a written consent form (enclosed) to confirm your agreement to participate. 
 
QUESTIONS / FURTHER INFORMATION ABOUT THE PROJECT 
If have any questions or require further information please contact the Principal Researcher 
 
Andrea Blake Professor Chris Eves 
3138 4374           a.blake@qut.edu.au 3138 9112          chris.eves@qut.edu.au 
 
CONCERNS / COMPLAINTS REGARDING THE CONDUCT OF THE PROJECT 
QUT is committed to research integrity and the ethical conduct of research projects.  However, if you do have any concerns or 
complaints about the ethical conduct of the project you may contact the QUT Research Ethics Unit on 3138 5123 or email 
ethicscontact@qut.edu.au. The QUT Research Ethics Unit is not connected with the research project and can facilitate a resolution 
to your concern in an impartial manner. 
Thank you for helping with this research project.  Please keep this sheet for your information.   
  
CONSENT FORM FOR QUT RESEARCH PROJECT 
– Interview – 
Carbon bio-sequestration and Queensland Rural Land: Issues affecting value 
QUT Ethics Approval Number 1300000539 
RESEARCH TEAM CONTACTS 
Andrea Blake Professor Chris Eves 
3138 4374           a.blake@qut.edu.au 3138 9112          chris.eves@qut.edu.au 
STATEMENT OF CONSENT 
By signing below, you are indicating that you: 
• Have read and understood the information document regarding this project. 
• Have had any questions answered to your satisfaction. 
• Understand that if you have any additional questions you can contact the research team. 
• Understand that you are free to withdraw at any time, without comment or penalty. 
• Understand that you can contact the Research Ethics Unit on 3138 5123 or email ethicscontact@qut.edu.au if you have 
concerns about the ethical conduct of the project. 
• Understand that the project will include an audio recording. 
• Understand that non-identifiable data collected in this project may be used as comparative data in future projects. 
• Agree to participate in the project. 
 
Name  
Signature  
Date   
 
 
MEDIA RELEASE PROMOTIONS 
From time to time, we may like to promote our research to the general public through, for example, newspaper articles.  Would 
you be willing to be contacted by QUT Media and Communications for possible inclusion in such stories?  By ticking this box, it only 
means you are choosing to be contacted – you can still decide at the time not to be involved in any promotions. 
 Yes, you may contact me about inclusion in promotions. 
 No, I do not wish to be contacted about inclusion in promotions. 
Please return this sheet to the investigator. 
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Subject Title:  
Invitation to Participate in a research study looking into the impact of carbon sequestration in forestry on rural 
land and the factors that impact value. 
 
Dear colleagues 
 
My name is Andrea Blake from the School of Civil Engineering and Built Environment and I’m doing a PhD into 
carbon sequestration projects and the impact on rural land and in particular the factors that impact on value 
and valuation practice.  If you’d like to help me in this study I am looking for people with expertise in this field 
or those who belong to one of the following stakeholder groups: 
 
• Rural property valuers 
• Rural land holders including freeholders and leaseholders 
• Land holder representative organisations 
• Financiers 
• Legal Professionals 
• Mining sector representatives 
• Industry polluters 
• Energy companies 
• State Government representatives 
• Commonwealth Government representatives 
• Property professional bodies 
 
Please view the attached participant information sheet for further details on the study and how to participate. 
 
Please note that this study has been approved by the QUT Human Research Ethics Committee (approval 
number 1300000539). 
 
Many thanks for your consideration of this request. 
 
 
Andrea Blake 
PhD Student  
School of Civil Engineering and Built Environment 
Queensland University of Technology 
Phone: 0409 620 737 
Email:  a.blake@qut.edu.au  
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